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His Worship, The Mayor of Halifax 
City Hall 
Halifax, Nova Scotia 


SMPs 


In accordance with the provisions of the contract entered into 
by the City of Halifax and the undersigned company, we re- 
spectfully submit herewith twenty copies of our report entitled 


\ City of Halifax Central Business District, Economic Analysis 
for Re-development Planning. 


In the first part of the report, we have summarized, for pur- 
poses of convenience, the findings and recommendations which 


are contained in the main body of the report. Part I| presents 
an analysis of population trends and contains our population 
projections for the Halifax metropolitan area, In Part III of 


the report, the space or unit requirements of suitable land 
uses have been analyzed and space or unit projections have been 
made for the Halifax metropolitan area and the City of Halifax 
central business district. 


It is our understanding that, following our submission of this 
report, the Draft Master Plan for the City of Halifax central 
business district will be revised and amended as necessary and 
will then be delivered to us in order to enabie us to perform 
the work set out in Phase |{ (Redevelopment Planning and !m- 
plementation) of our proposal of November 26, 1964, 


We appreciate that it may take some days for the joint committee 

to review the report and the findings and recommendations contained 
therein. In the event that any questions arise with respect to 

the report, we would suggest that the same be transmitted to us 
either by telephone or in writing once the report has been 


Digitized by the Internet Archive 
in 2022 with funding from 
University of Toronto 


https://archive.org/details/31/61115520405 


The Mayor of Halifax 
June 30, 1965 
page 2 


fully reviewed, We will then either return to Halifax for 
additional discussions or answer such questions by way of 
supplementary memorandum, 


Yours very truly, 


CANADIAN URBAN ECONOMICS LIMITED 


Cataa\ Qeadde- 


Richard Hamilton 
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INTRODUCTION 


The following report has been prepared for the City of Halifax in order to 
provide a sound economic framework against which the general planning con- 
cepts contained in the City of Halifax central business district Draft De- 
velopment Plan of June, 1964, can be tested, altered, and amended as neces- 
sary and on the basis of which a formal program of redevelopment and re- 
habilitation can be prepared for the City of Halifax central business dis- 
criet. 


The report, which covers the period from 1966 to 1986, provides broad esti- 
mates of selected future land-use requirements for the Halifax census metro- 
politan area in general and, within this framework, presents the probable 
range of opportunity for selected land uses within the Halifax central busi- 
ness district in particular. These estimates have been developed primarily 
on the basis of the character and extent of projected increases in popula- 
tion, having regard to the probable rate of expansion of the regional econ- 
omic base. Generally, the existing space- or unit-to-population ratios in 
the various land uses have been calculated; and, based upon our experience 
in other areas, these ratios have then been adjusted where necessary and ap- 
plied to projected population levels in order to provide an estimate of fu- 
ture space or unit requirements. [In this connection, it should eae be 
noted that additional space or unit requirements for both the Halifax cen- 
sus metropolitan area and the City of Halifax central business district 

have been expressed cumulatively commencing with the year 1966, In every 
instance, the cumulative additional space or unit requirements which we 

have projected must be reduced by the amount of additional space developed 
from time to time since the inventory figure which has been employed in 

each particular land use was taken. For example, in the residential section 
of the report, we have employed 196! inventory data and have projected that 
the Halifax metropolitan area will require some 10,000 additional dwelling 
units by 1966. In the period 1961-1964, approximately 5,700 new dwelling 
units were developed within the Halifax metropolitan area. The additional 
dwelling unit requirements to the year 1966 were therefore effectively re- 
duced to approximately 4,300 additional dwelling units by the end of 1964. 


The projections of land-use requirements are intended as guides for redevel- 
opment planning and indicators of potential future growth within the Halifax 
central business district and not as limits of opportunity. The objectives 
and success of redevelopment action, as well as the economic growth achieved 
in the Halifax area, are major factors which will substantially affect the 
extent to which these land-use projections are realized. It should also be 
noted that, although levels of future land-use requirements are keyed to 
selected future years, the basis of these projections is, in most cases, di- 
rectly related to population totals in the area. The extent to which the 
population levels are reached in the indicated years will be the principal 
determinant of additional land-use needs for the entire community. 
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Under the circumstances, the study which follows is not intended as a final 
reference work but rather as a working guide for use by the City of Halifax. 
It should be reviewed from time to time and updated to reflect unforeseen 
fluctuations in the economy and the rapidity or slowness with which economic 
change occurs. Utilized in this manner, the report should assist the city 
in planning for the accommodation of the various space or unit requirements 
which have been projected for the Halifax central business district during 
the period to 1986. 


The analyses contained in this report have been developed from the best cur- 
rently available data. We have relied heavily upon land-use inventory in- 
formation contained in the central business district Draft Development Plan 
which was prepared by the City of Halifax Planning Department in 1964 and 
upon the supplementary land-use information which has been supplied to us by 
the City of Halifax Planning Department from time to time. In addition, an 
inventory of the major retail space within the, Halifax census metropolitan 
area was conducted by Canadian Urban Economics, ‘Tn March, 1965, specifically 
for use in preparation of this report. The Brincipal source of general 
statistical data has been the Dominion Bureau of Statistics (hereinafter 
referred to as DBS) Census material which has been prepared from the 196] 
Canadian Census. 


It should be noted that, due to minor shrinkage which occurs in production 
of the overlays which are used on the various maps contained in this report, 
the locationsof the developments which are indicated on the overlays are not 
prsarily neeessary precisely correct. The maps and overlays should therefore be ex- 
amined with this reservation in mind. 


Geographic Definitions 


A number of technical phrases and abbreviations are used throughout the re- 
port to indicate specific areas which are under consideration. Because of 
the similarity of the abbreviations, confusion may arise unless a clear 
understanding is maintained of the precise areas referred to. The technical 
phrases and abbreviations which we have used are defined as follows: 


I. Hal Pax census*metropolitan area. “This area, which is also rererred 
to as the Halifax CMA and the CMA, comprises the cities of Halifax, 


and Dartmouth and the suburban areas of Herring Cove,. Spryfield, 
Armdale, Rockingham, Bedford, Waverly, North Dartmouth, Cole Har- 
bour, and Eastern Passage. The definition, therefore, includes 

all of the urban and suburban areas which are normally thought of 
as the Halifax metropolitan area as well as some fringe rural lands. 


2. Halifax central business district. This area, which is also referred 
to as the Halifax CBD and the CBD, was defined by the City of Halifax 
Planning Department. It includes basically that part of the City 
of Halifax which lies south of Proctor Street, east of Citadel Hill, 
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and north of the Ocean Terminals and the CNR railway station. Its 
eastern boundary is defined as the Waterfront. This area, which 
contains approximately 181 acres, is the area with which our report 
is principally concerned. 


3. The Halifax CBD core. This area, which is also referred to as the 
CBD core and the core of the CBD, contains the main concentration 
of office and commercial uses within the Halifax CBD. The area is 
defined by the City of Halifax Planning Department as extending 
from Buckingham Street to Spring Garden Road between Grafton Street 
and Water Street. 


4. Halifax CBD and fringe area. Because the boundaries of the CBD as 


outlined above are somewhat arbitrary, we have also referfted to the 
CBD and fringe area in this report. The fringe area,wiile not 
amenable to precise definition, includes that part of the City of 
Halifax which is adjacent to and within relatively easy walking 
distance of the central business district. It would encompass gen- 
erally the area which is east of North Park and South Park Streets 
between Cunard Street and South Street. 


The boundaries of the areas which have been defined above are generally es- 
tablished on the basis of the type of activity being carried on within the 
area at the time that the definition is made. To this extent, none of the 
areas is firmly fixed or established. The CBD core, for example, may expand 
over the years as the concentration of office and commercial uses extends 
into other areas of the CBD. Similarly, the CMA may be redefined at some 
point in the future if substantial suburban development spills across its 
boundaries into adjacent parts of Halifax County. 


Basic Assumptions | 


It is always necessary to make certain broad assumptions when making long- 
range forecasts. The major assumptions underlying the growth projections 
which have been made in this report are as follows: 


1. The City of Halifax, the Halifax metropolitan area, and the nation 
as a whole will not suffer any major economic decline during the 
time span covered by this report; and income levels as well as pur- 
chasing power will remain steady or will rise to some extent. 


2. Canada will not become involved in or be affected by any major war 
or national disaster. 


3. The population increases within the Halifax CMA projected for the 


future period over the current population level will occur approxi- 
mately as forecast. 
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4, |n the course of this analysis, considerable research was under- 
taken in published statistical data (sources of which are specif- 
ically identified in the text and tables) and in the field by 
representatives of Canadian Urban Economics conf some instances, 
estimates and statistical data processed by others were adopted. 
The data used herein are believed to be sufficiently correct to be 
reasonably useful for planning purposes. 


5. All current dollar figures and corresponding sales and volume 
estimates are based upon the present level of purchasing power 
and value of the dollar. Sales projections (unless otherwise 
indicated) have been developed on the basis of an expected rise 
in purchasing power and dollar value. 


6. The projected future land-use demands are intended for use in the 
planning process. Inasmuch as the realization of these demand 
levels will be, in large part, dependent upon the plans and programs 
adopted by the City of Halifax and its leaders, these demand fig- 
ures are not intended to be forecasts of what will be developed in 
the Halifax CBD in any given year but rather what can be reasonably 
anticipated from an economic standpoint. 


7. The current relationship between individual land uses and the popu- 
lation level will remain approximately thesame over the projected 
period with reference to both local and national experience since 
the current land-use population relationships reflected in the 
Halifax CMA and several other metropolitan areas provided one of 
the primary bases for projecting the land-use requirementspresented 
in this report. 


8. Since the estimates of future land-use demand were generally re- 
lated to the existing land-use inventory, any change in this in- 
ventory by demolition or change in use will reflect an additional 
measurement of demand (replacement demand) to the extent of the 
change experienced. This replacement demand will be in addition 
to the demand levels determined for projected population increases 
alone. 
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SUMMARY _OF FINDINGS AND RECOMMENDATIONS 


SUMMARY OF FINDINGS & RECOMMENDATIONS 


Population, Labour Force, and the Economic Base 


The Halifax CMA has exhibited a fairly constant population relationship to 
Canada as a whole, since the beginning of this century. Halifax CMA 
population represented 0.9% of the Canadian population in 1901 and has 

not dropped to less than 0.8% nor exceeded 1.0% of the Canadian population 
since that time. In 1951, 1956 and 1961, the Halifax CMA population 
represented approximately 1.0% of the population of Canada. 


While the relationship of the population of the Halifax CMA to the population 
of the Atlantic Provinces has not been constant, it has consistently increased 
its percentage share of the Atlantic Provinces population, reflecting the 

more rapid population growth which has occurred in the Halifax area, Since 
1941, the Halifax CMA has increased its share of the Atlantic Provinces 
population at a rate of 1.4% per decade, although this rate of increase 

slowed considerably during the period 1956 to 1961. 


Assuming a continuation of the current relationship between the population 
of the Halifax CMA and the population of Canada and the Atlantic Provinces 
and employing independent population projections which have been made for 
Canada and the Atlantic Provinces, it would appear that the population of 
the Halifax CMA might be expected to range between 290,000 and 355,500 in 1985. 


To a large extent, population growth will be dependent upon the expansion of 
employment opportunities within the Halifax CMA, An examination of the 
economy of the Halifax area reveals that the defence sector of the economy 
employs almost one-quarter of the total labour force in the Halifax CMA 

and that during the period 1951 to 1961, approximately 38% of the total 
labour force increase for the Halifax CMA was attributable to increases in 
the defence sector. This report has assumed that the defence sector will 
stabilize at approximately the 1961 level. Under the circumstances no 
labour force increases are projected for the defence sector in future years. 


Speaking in general terms, the other sectors of the economy grew steadily 
during the period 1951 to 1961, with emphasis on the various service 
industries (health, government, education, personal, and business services). 
Analysis of the manufacturing sector of the economy indicates that the 
Halifax area continues to be relatively weak in this sector; however, specific 
growth and potential growth areas can be identified. There are indications 
that,with the help of agencies like Industrial Estates Ltd., Nova Scotia 
generally and the Halifax area in particular are overcoming their historical 
difficulties in attracting secondary industries. 


The review of growth patterns within the economy would indicate that the 
Halifax CMA should plan for a labour force growth averaging approximately 
3% per year on the 1961 labour force base during the period to 1986. 
Assuming that the labour force will remain relatively constant at 
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HALIFAX CBD 


SUMMARY OF ADDITIONAL LAND-USE DEMAND - 1966-1986 


Cumulative Additional Demand 


19 1971 197 1931 19 
Apartment Units 274 He ADI: 3,050 4 289 5,445 
Retail Space (Sq.Ft. 68,460 170,180 294,250 442 ,600 612,630 
Comparison Goods 25 5500 2,300 153,400 238 ,000 3352000 
Convenience Goods 5,250 11,550 19,050 28 ,000 38,250 
Other Retail (Automotive) 28,400 56,400 89,200 129,000 174,600 
Service Retail 9,310 19,930 32,600 47 ,600 64,780 
Office Space (Sq.Ft. 192,270 503,795 976,880 1,429,400 2,078,300 
Medical=Dental 72 | 0) »/95 /-,000 11,400 15,300 
Nongovernment 135,000 289,000 571,000 792 ,000 1,167,000 
Government 55,100 210,000 398,000 626 ,000 896 ,000 
Hotel-Motel Units 143 334 528 733 937 


Other Land Uses 
Recreational Uses (Theatres) - | 2 - 3 
Parking Spaces 2,437 3,263 4 457 Bob? e237 


Institutional Uses* 


While space requirements have not been identified, the need for new 
courthouse and land registry facilities and a new Maritime museum 

has been identified. In addition, the aquarium which has been selected 
as the City's Centennial project will require a location. The report 
also suggests possible future demand for an art gallery and civic 
auditorium. 


approximately 40% of the Halifax CMA population, an average 3% per year 
labour force growth rate would indicate the following probable population 
levels for the Halifax CMA: 


Halifax CMA 1961 - 1986 


Population Projections 
1961 1966 197] 1976 1981 1986 


Population 183,900 205,500 229,900 257,500 290,000 326,000 


Land Use Demand Summary 


The table on the opposite page presents in summary form the cumulative 
additional space required in the Halifax CBD to the year 1986 to accommo- 
date the demand which has been identified in selected land uses. These 
projections are intended to indicate a range of opportunities for both 
physical expansion and real estate investment as a basis for formulating 
a program of downtown redevelopment and revitalization. Summary comments 
on the key factors affecting the potential expansion of the selected land 
uses in the Halifax CBD are made below, 


Residential. The 1961 Census of Housing by DBS showed that the Halifax 
CMA contained 42,366 occupied dwelling units in that year. Of this total 
number of dwelling units, 14,880 units or 35.1% were apartments and du- 
plexes rather than single-family dwellings. Between 1958 and 1964, there 
has been a marked increase in the relative importance of apartment con- 
struction in the Halifax CMA, 


Assuming that the number of persons per occupied dwelling unit will con- 
tinue to decline during the period covered by our projections and allowing 
for a continuing 5% dwelling unit vacancy factor and for a replacement of 
the 1961 inventory at approximately 2% per year, total additional dwelling 
unit requirements for the Halifax CMA (over and above the existing dwelling 
unit inventory) have been projected on the basis of estimated future Halifax 
CMA population levels as follows: 


Halifax CMA 1966 - 1986 


Additional Cumulative Dwelling Unit Requirements 


1966 1971 1976 198] 1986 
Cumulative Number of 
Additional Units | 
Required 10,169 1 7 e062 24,400 34,318 43,561 
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On the basis of established trends, it is reasonable to anticipate that ap- 
proximately 50% of the additional dwelling units to be constructed in the 


Halifax CMA will be apartment and row housing units rather than detached 
or semi-detached dwelling units. The probable Halifax CMA apartment and 
row housing requirements will therefore be as follows: 


Halifax CMA 1966 - 1986 


Additional Cumulative Apartment and Row 
Housing Requirements 


1966 1971 1976 1981 1986 
Cumulative Number 
of Additional Units 
Required 5,084 8,69), 2,200, 17 b59, 5215. 780 


Having regard to the high land values typically generated by CBD land uses, 
it is our opinion that the only residential developments feasible for the 
Halifax CBD would be of the apartment or row housing type. 


There appears to be a need for additional apartment housing near the cen- 
tral business district for the middle- and lower-middle income group in 
particular, This centrally located housing would offer the following advan- 
tages over suburban housing developments: 


i Proximity to downtown activity. 


ss Convenience for those without automobile transportation. 
3. Services which can be offered in multiple family housing. 
4, Proximity to universities and hospitals. 


While some demand should be anticipated from families with children, peo- 
ple without children who either work in the downtown area or are retired 

constitute the major source of demand for this type of close-in accommo- 

dation. 


lt would be our opinion that sufficient demand for Halifax CBD and fringe 
area residential accommodation will exist in future years that approxi- 
mately 25% of the total Halifax CMA additional apartment and row housing 
units could be developed within the Halifax CBD and fringe area. On this 
basis, Halifax CBD and fringe area cumulative additional unit requirements 
would be as follows: 
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Halifax CBD 1966-1986 


Additional Cumulative Apartment and Row 


Housing Requirements 


1966 1971 1976 1981 1986 
Cumulative Number 
Additional Units 
Required. ae ova 2,173 3,050 4,289 5,445 
Retail. Significant changes have occurred in the distribution of major re- 


tail space within the Halifax CMA since the late 1950's. The Halifax CMA, 
like most major metropolitan areas in North America, has been subject to 

the fairly rapid development of suburban shopping centres. Of greater sig- 
nificance than this general trend has been the emergence of the northwest 
area of the City of Halifax as the focal point for retail comparison goods* 
for the Halifax CMA. The combined attraction of the Simpsons-Sears complex, 
the Halifax Shopping Centre, and the Bayers Road Shopping Centre, together 
with the relative ease of access to the northwest area from all parts of the 
Halifax CMA, have contributed to the present dominance of this area from a 
retail standpoint. 


Increasing Halifax CMA population, together with the steady rise which is 
anticipated for per capita disposable incomes, would indicate that total re- 
tail sales in the Halifax CMA will more than double in the period that is 
covered by our projections: 


Halifax CMA 1961-1986 


Projected Total Retail Volume Potential 
(000's 
1961 1966 1971 1976 198] 1986 


Estimated 
Total Re- 
tail Sales 


Potential $199,774.5 $234,270.0 $274, 2525 $321,617.5 $377,870.0 $442, 708.0 


However, these projections of total retail sales potential include retai] 
sales of every kind. In an analysis of the future role of the Halifax CBD 


retail facilities, it is the comparison goods sales potential*which is of 


Comparison goods is generally defined as the type of merchandise nor- 
mally carried by department stores, variety stores, apparel, dry goods, 
furniture, and specialty stores. This category generally includes al] 
retail stores which market the type of merchandise for which customers 
will typically travel the greatest distances in order to shop and com- 
pare price, quality, and style of merchandise before selecting an item 
to be purchased, 
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HALIFAX CMA - 1966-1986 


CUMULATIVE ADDITIONAL COMPARISON GOODS SPACE REQUIREMENTS 
(000's of Square Feet 


1966 1971 1976 1981 1986 
Total Cumulative 
Comparison Goods 
Space Requirements 1,762.0 2,065.5. “2762155: “=22603 75) esas coal 
Estimated 1965 
Comparison Goods 
Inventory 1,654.3 1,654°3° 1565453) SISOS oo es 


Total Cumulative 

Additional Compari- 

son Goods Space Re- 

quirements 27.60% Lp ieae Meg) LT 18920 


8 8S ee 


* Does not derive from totals due to actual space requirements for specific 
store types within the broad category - a more detailed table is contained 
in the main text. 


primary importance since the type of retail outlet included within this 
category constitutes the real core and most significant content of any 
major retail area. It is estimated that the following potential will ex- 
ist in the Halifax CMA for comparison goods during the period covered by 
our projections: 


Halifax CMA 1966-1986 


Projected Retail Comparison Goods Volume Potential 


(000's) 
1966 1971 1976 1981 1986 
Estimated Retai| 
Comparison Goods 
Sales Potential $78,706.5 $92,259.0 $108,150.0 $127,020.0 $148,656.0 


By estimating average per square foot sales levels for the various retail 
store types, it is possible to convert estimates of volume potential into 
estimates of retail space requirements. In the table opposite, the total 
cumulative retail comparison goods space requirements are set out together 
with the estimated 1965 comparison goods inventory for the Halifax CMA. 

By subtracting the current inventory from the total projected comparison 
goods space requirements, the table indicates the cumulative additional 
comparison goods space which it is estimated will be required in the Hali-~ 
fax CMA during the period covered by our projections. 


Within the context of the estimated total additional Halifax CMA comparison 
goods space requirements, it would be our opinion that insufficient poten- 
tial exists for a major development of retail comparison goods space within 
the Halifax CBD. Even if it is assumed that the Halifax CBD could develop 
as much as 40% of the estimated total additional comparison goods space re- 
quirements for the Halifax CMA (a percentage share which we believe to be 
unrealistically high), the amount of additional comparison goods space de- 
veloped within the Halifax CBD would not restore the retail regional domi- 
nance of the CBD. 


If we accept the fact that the Halifax CBD cannot recapture a position of 
retail regional dominance, what does the future hold for retail merchants 
who are currently located within the CBD? The answer to this question de- 
pends largely upon the course of action followed by the City of Halifax 
and the downtown merchants themselves. The principal source of customers 
for the Halifax CBD retail merchant is the residential population which 
lives south of Young Street and east of Connaught Avenue and the working 
population which is employed within the downtown area. Substantial increases 
in future years are possible in both of these population groups. We have 
projected a continuing demand for multifamily accommodation in the Halifax 
CBD and fringe area, while in the following commentary we have estimated 
that office accommodation within the Halifax CBD can be doubled within the 
next twenty years. 


Stipes S542 ‘Maal. at 


} + wl 14 . ay ad eae wh Fe) Wel % ae genre l ue ton * * 
| eM 


es ee | tall a 1 ie ant i res 

| y ih ba “Ss or i nti 7 
Mig ; ‘ Ny i ‘a 
aaey. A204 as A ay OP = 


; bah Ine arti Fo ek ae age 4 fe, goin | th bo itn Ek a) 
fe DENA at, is i 
i ce 6. a aye ae 


(fe ' Y Cae Qa le Wey Oda APRS 6A) ee Lan (ate 


Svat sa hmle Ti Se MY RE TG” Oe 1 

im’ het . lov 1. eadtheee Preates oo wfdleedy a! ot yt 

f 7 i t) ae oh iin el upw | Ce ae aise le 
re tae comms. i uae alee, 2 e oye: fio et tbe 

me eee ‘4 ‘SP Dery ¢ Eup rear i ‘Ee 4r , TOT Miescrrear ! 

mod: es 1 TAY alt a heehee. a aS sy coin Sh 

wo at AaTHUTAT Sheth ord gore neviaper 


eee) Tee ay 54 ey i nh Hoege 
beaglon We et bape Wa Bie ot wr 


nt Yepricye FM ietot mae ccm ode. hoy Gana a 
Hany. cave le) Gee aed i Vnecne yt oh eveniien d ane , 

' beta hep tore Hey Pereelacto? eee 10 fei 8 e | 
Medd Jory, bengeee of To Peopeye 

ve Soe no). ibe” free he? mr | Tag 

b tal vie eee ape necigg a AM We ie vie 
the, fers ‘vbe be Inu ay 
. imad Toe DTocw GHD pears, 


; ‘ ined HD wed toe R77 diets to84 
yee | rie Hot Ble cae? @ 4: Tat yew worn 
-_ pide So) teers, ot CORD) welt ieee: heron 
‘4 » Hh, vi weit ek ah) pv. Wes enone! 
wonwul Ww eatuoe leqisaaaq alt strlen a ree 
BL Mnar mid le ian, Vad 
- yr tal ep Ay HOW ewe ft itpayenttesty T« e 
oe ps Spe Tae, Ale Lie triweh. ont ‘ ri 4, 
avant He” Pho te et Ainge ees Oa: treat 
A 1 +a Ore © ope? (4¢ o J YP obaue tare —— ; i 
ba imi) Faw pars ae” a rrr ya Toy 
oT mitt iw heleae is at eo bes 


These projected increases are unlikely to occur unless a positive programme 
of redevelopment and rehabilitation is undertaken within the Halifax CBD 
and solutions are developed to the problems of access and parking. Without 
positive action, new office developments may well be located out of the CBD 
while residential developers will typically be reluctant to risk apartment 
developments in an area where the future seems uncertain. 


If, as a result of inaction, these two population groups do not increase 
within the Halifax CBD and fringe, the average CBD retail merchant can look 
forward to a future in which he will be unlikely to more than maintain his 
current sales volumes. If, on the other hand, as a result of positive ac- 
tion, these population groups are substantially increased in the years 
ahead, a proportionate increase can be anticipated in sales potential for 


the CBD retail merchants. J|t will then be up to the downtown retail mer- 
chants themselves to convert this expanded sales potential into increasing 
retail sales volumes by aggressive and competitive merchandising techniques 


and by investment in physical improvement to retailing facilities within 
the CBD. Providing that positive programmes are undertaken by both the 

City of Halifax and the merchants themselves, it would be our opinion that 
the Halifax CBD, without any major new retail development, should be able 

to attract the following additional retail sales volumes in the years ahead: 


Halifax CBD - 1966-1986 


Cumulative Additional Retail Sales Volumes 


(000's) 
1966 1971 1976 1981 1986 
Comparison Goods Sheep ees «6SS470355 °S"6-90370 ‘SI0;7T070 “$15 7075.0 
Total Retail $3,917.9 $9,383.8 $16,013.7 $23,953.00 $33,051.8 


At average operating levels, the increasing sales volumes outlined in the 
table above would support the following additional retail space within the 
Halifax CBD during the period covered by our projections. 


Halifax CBD - 1966-1986 


Cumulative Additional Retail Space Requirements 


(Sq.Ft. ) 
1966 1971 1976 1981 1986 
Comparison Goods 25,000 82, 300 163,400 238 , 000 335,000 
Total Retail 68,460 170,180 294,250 442,600 612,630 


As part of a major complex along the lines of the relatively massive devel- 
opment which was planned for the Cornwallis Centre, a significant amount of 
retail space might perhaps attract a large enough share of total CMA retail 
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volume potential to be successful from an economic standpoint. However, it 
is our opinion that a very real possibility would exist that a multiuse de- 
velopment of this kind within the Halifax CBD would tend to overwhelm the 
other facilities within the CBD and that the balance of the CBD would there- 
fore tend to deteriorate. We believe that a dominant retail role is not 
vital to the continuing health of the CBD. Under the circumstances, the 
risks inherent in a large-scale self-contained complex within the CBD far 
outweigh the possible advantages which might accrue to the city from such a 
development. 


Office Space. The Halifax CBD has held a strongly dominant position with 
respect to office space. Of the total estimated CMA inventory of 2,373,200 
square feet of office space, it is estimated that only approximately 500,000 
Square feet has been developed outside the boundaries of the CBD. 


Having regard to the future population levels projected for the Halifax CMA 
and the relatively low volume of nongovernment office space in particular 
which has been constructed during the past decade, substantial increases in 
all types of office space have been projected for the Halifax CMA; 


Halifax CMA 1966-1986 


Cumulative Additional Office Space Requirements 


(Sq.Ft. ) 
1966 197). 1976 1981 1986 
Cumulative Additional 
Office Space Require- 
ment 252,000 642,350, 1,235,000 . 1,799,200. 2,607,600 
Because of the absolute dominance of the Halifax CBD with respect to office 


space, it is reasonable to assume that the area will] continue to attract a 
major share of future office developments since new office space will typi- 
cally locate convenient to major concentrations of existing space in order 
to facilitate the face-to-face contact between businessmen which is so much 
a part of everyday commercial life. 


Halifax CBD 1966-1986 


Cumulative Additional Office Space Requirements 


(Sq.Ft. ) 
1966 1971 1976 I9Sh 1986 
Cumulative Additional 
Office Space Require- 
ment 192,270 503,795 976,880 1,429,400 2,078,300 


It should be stressed that it is the absolute dominance of the Halifax CBD 
as far as office space is concerned which provides the real commercial strength 
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for the CBD. Assuming that the additional office space requirements esti- 
mated in the table preceding are in fact located within the Halifax CBD 
during the years ahead, there is every reason to anticipate that the exist- 
ing regional dominance of the Halifax CBD will be maintained. 


Hotel _and Motor Hotel Space - Major competitive hotel and motor hotel fa- 
cilities in the Halifax CMAa@e presently located either within the Halifax 
CBD itself or on the western fringe of the CBD (the Lord Nelson Hotel and 
the Dresden Arms motor hotel), although a new motor hotel is currently under 
construction in the City of Dartmouth (the Holiday Inn). In addition to 
hotel and motor hotel facilities, a large number of motels is located in 

the suburban areas adjacent to the cities of Halifax and Dartmouth and along 
the west side of the Bedford Basin. When the Holiday Inn is completed and 
the extension to the Dresden Arms has been constructed, competitive tran- 
sient housing accommodation in the Halifax CMA will be in the neighbourhood 
of 1,047 rooms. Operators of the major hotels and motor hotels indicated 
that occupancy levels had generally been maintained at 60% to 65% with peak 
demand occurring during the summer months and during conventions. 


Demand for transient housing accommodation comes from a variety of sources, 
the principal segments of which are: transients attending meetings and 
conventions, business travellers, and tourists. An examination of recent 
statistics covering tourist and convention traffic in the Halifax CMA in- 
dicates that tourist traffic has increased steadily in recent years. The 
director of the Halifax Tourist and Convention Bureau estimated 1964 tourist 
traffic in the Halifax area at a minimum of 183,000 persons. The convention 
business shows only moderate increases in recent years due in part to the 
fact that present competitive transient housing facilities within the Halifax 
CMA ae taxed to the limit by the larger conventions. Because of the regional 
dominance of the Halifax CMA, business=-connected travel constitutes a major 
source of continuing demand for transient housing accommodation. 


it is anticipated that each of the above-mentioned sources of transient hous- 
ing demand will increase steadily in future years and that, as a result, addi- 
tional transient housing accommodation will be required within the Halifax 
CMA. The potential for additional transient accommodation within the Halifax 
CMA has been estimated as follows: 


Halifax CMA 1966-1986 


Cumulative Additional Transient Housing Requirements 


(Number of Rooms) 
1966 STi 1976 198] 1986 


Cumulative Additional 
Number of Rooms 186 4s 755 1,028 1,561 


The Halifax CBD has maintained a strongly dominant position with respect to 
transient housing accommodation. It is anticipated that this dominance 
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will continue during the period covered by our projections, although an in- 
creasing trend towards development of additional facilities in the City of 
Dartmouth and the suburbs will probably occur as the metropolitan area 
increases in size. The estimates of the Halifax CBD share of cumulative 
additional transient housing requirements reflect this probable trend by 
reducing the Halifax CBD percentage share of transient housing accommoda- 


tion from 77% in 1966 to 60% in 1986: 


Halifax CBD 1966-1986 


Cumulative Additional Transient Housing Requirements 
(Number of Rooms) 


1966 1971 1976 198] 1986 
Cumulative Additional 


Number of Rooms 143 334 528 755 937 


Other Land Uses. Within this general category are included commercial rec- 
reational land uses, institutional land uses, and Halifax CBD automobile 
parking requirements. 


1. Commercial recreational. Consideration of commercial recreational 
land-use requirements for the Halifax CBD is effectively limited to 
consideration of the probable future demand for additional theatre units 
since less intensive land-use recreational facilities like bowling, 
curling, and billiards are typically unable to support the hi gh land 
values generated within the CBD. J{n 1961 there were nine movie theatres 
within the Halifax CMA with average annual sales per unit in the neigh- 
bourhood of $108,460. By calculating the per capita sales of the thea- 
tre industry within the Halifax CMA in 1961 and assuming a continuation 
of the current pattern of commercial recreational expenditures, we have 
projected the additional theatre unit requirements (at constant average 
sales per unit of $108,500) by adjusting per capita sales levels to re- 
flect anticipated increases in personal disposable income and by apply- 
ing estimates of future population levels to the adjusted per capita 
sales levels. Estimated movie theatre unit requirements for the Halifax 
CMA are as follows: 

Halifax CMA 1966-1986 


Cumulative Additional Theatre Requirements 
1966 1971 1976 1981 1986 


Additional Unit Requirements (@ 
Constant Sales/Unit of $108,500) l 3 5 i 10 


The movie theatre content of the Halifax CBD has been reduced from five 
to two in recent years although this reduction in entertainment facili- 
ties has been somewhat offset by the establishment of permanent reper- 
tory theatre at the Neptune Theatre. While it is impossible to be de- 
finitive about the demand for additional theatre units within the Halifax 
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CBD, both commercial and cultural entertainment facilities are essential 

to the CBD if it is to retain vitality in the evening hours after the of- 
Fices are closed. Under the circumstances, for planning purposes, we have 
suggested that three additional theatre units might reasonably be antici- 
pated for the Halifax CBD during the period covered by our projections. 
While we have not attempted in the main body of the report to indicate the 
years in which demand for additional CBD theatre units may manifest itself, 
the summary land-use table at the beginning of this part of the report has, 
for illustrative purposes only, indicated the potential for these addi- 
tional units in 1971, 1976, and 1986. 


Institutional. Institutional land-use requirements are generally not sus- 
ceptible to economic analysis insofar as actual space requirements are 
concerned. The size of the museums, art gallery, and civic auditorium 

and the amount of land area which they will occupy are governed generally 
by the interests and aspirations of the community from time to time. The 
need for new courthouse and land registry facilities is generally accepted 
together with the need for a new Maritime museum and a location for the ac- 
quarium which has been selected as the Centennial project for the City of 
Halifax. In addition, we would suggest that thought should be given to 
possible future locations for an art gallery and a civic auditorium to ade- 
quately serve the cultural needs of an expanding population. 


All of the institutional land uses discussed above should ideally be lo- 
cated within the CBD where they would strengthen the regional role of the 
CBD and provide additional balance to the variety of CBD Iand uses. De- 
velopment of the public institutional land uses which we have referred to, 
as well as construction of a new Halifax city hall, provides a major oppor- 
tunity for planners, by careful grouping and choice of location, to balance 
and create diversity of land uses in the area adjacent to the CBD core. 


Parking. The parking facilities currently available in the Halifax CBD are, 
in our opinion, insufficient to accommodate the existing demand at a rea- 
sonably normal ratio of 2 parking spaces per 1,000 square feet of CBD, of- 
fice, and retail space. Based upon the Halifax CBD Draft Master Plan in- 
ventory of CBD office and retail space (2,853,600 square feet), the present 
parking inventory of 3,792 parking spaces compares with 5,707 parking 

spaces which are required at normal parking ratios to serve existing CBD, 
office, and retail space. The summary table at the beginning of this part 
of the report indicates the cumulative total number of parking spaces re- 
quired over and above the current inventory, to maintain a ratio of two 
parking spaces per 1,000 square feet of CBD office and retail space dur- 
ing the period covered by our projections. It should be noted that these 
cumulative requirements do not include any provision for parking space which 
may be lost as a result of abolition of on-street parking within the CBD 

or conversion of CBD land currently used for parking to other uses. 
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POPULATION, LABOUR FORCE & THE ECONOMIC BASE 
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POPULATION 
Introduction 


The first part of this report is intended to set the stage for the 
analysis of the Halifax CMA and the City of Halifax CBD land use 
requirements contained in the following part of the report. His- 
torical population growth trends are examined for the Halifax CMA, 
the Province of Nova Scotia, and Atlantic Provinces and Canada; and 
significant features and trends are discussed. Recent population 
projections for Canada and the Atlantic Provinces are then examined 
and used to indicate the range of population possibilities for the 
Halifax CM, 


Labour force growth in the Halifax CMA during the period 1951 to 

1961 is examined. Following this discussion, the compositio of the 
Halifax CMA labour force in 1961 is compared with the Canadian labour 
force in the same year, Areas of actual and potential growth are 
identified and the relationship between population and labour force 
isediscussec, 


From an examination of these factors as they influence population growth, 
a population projection for the Halifax CMA is selected as represent- 
ing, in our opinion, a reasonable estimate of the population growth 

which the Halifax CMA can expect to support and maintain to the year 1986. 


A Brief Historical Review 


As a result of a decision taken by the British Government in 1748, in 
the following year an expedition containing the nucleus of permanent 
settlement under the command of Col., the Honourable Edward Cornwallis 
landed at Chebucto. This area, which in 1749 adopted the name Halifax, 
grew rapidly as a result of active and earnest support from the British 
Government which was endeavoring to offset the numerical advantage of 
the established Acadian population. By 1752, the population of Halifax 
as recorded by the first Census was 5,134. The settlement grew steadily 
to approximately 9,000 persons in 1800 and 11,000 persons in 1812. 


With the end of the War of 1812 and of the Napoleonic Wars a few years 
later, the Halifax area entered a prolonged period of depression. The 
naval forces which had been based in Halifax were largely withdrawn, 
trade with the United States diminished, and in 1833 the slave trade 
in the West Indies was finally abolished. An improvement in economic 
conditions for Halifax was heralded by the signing of the contract in 
1839 between Samuel Cunard of Halifax and the British Government 

for a regular steamship mail service between England and Nor th 
America. World events created a shortage of shipping which 
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resulted in a tremendous increase in shipbuilding activity in which the 
Halifax shipyards participated. In 1854, a treaty of reciprocity was 
signed with the United States; and the duty-free provisions of the treaty 
enabled Halifax to build a substantial trade with the New England states. 


The American Civil War, while providing short-run economic advantages to 
the Halifax area (because of the increase in British naval activity), saw 
the emergence of iron as a major material in shipbuilding. Nova Scotia, 
without natural resources in iron, was unable to serve the changing ship- 
building needs; and shipbuilding activity in the Halifax area rapidly 
diminished. In addition, the reciprocity treaty of 1854 was ended in 1866; 
and the profitable trade which had been built up with the New England 
states was largely terminated. 


The remaining years of the 19th Century were not particularly good years 
for the Halifax area. Confederation in 1867 and the opening of the 
Intercolonial Railway in 1876, which were expected to do so much from a 
political and economic standpoint, had disappointing results for the 
Maritimes; and Halifax showed only minor economic growth during the period. 
Despite the setbacks which occurred during the course of the 19th Century, 
the population of the Halifax area had grown to approximately 30,000 by 
1875 and some 50,000 by 1901. 


The great war of 1914 to 1918 provided tremendous impetus to growth; and 
between 1901-1921, the population increased by some 40% to approximately 
75,000 persons. In the decade following 1921, Halifax suffered from the 
full effects of the depression; and large-scale out-migration held popula- 
tion growth to a mere 3,000. However, with the implementation of earlier 
plans to construct adequate port facilities, the economy of the area 
moved steadily forward once again; and population increased to approxi- 
mately 98,000 by 1941. The Second World War provided new growth stimulus; 
and the expanded naval, military, and air force establishments, together 
with a great increase in port traffic, supported a rising population. In 
the years since the war, the Halifax area has experienced continuing 
growth, the economic base has expanded, and a measure of success has been 
achieved in attracting secondary industry to the area. 


The map on the opposite page shows the location of the Halifax metropol i- 


tan area and indicates the various urban and suburban developments which 
are included within the Halifax CMA boundaries. 
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Population - Historical Growth 


The table on the opposite page illustrates the historical relationship 
which has existed in population and population growth rates between the 
area which was designated in 1956 as the Halifax CMA, the Province of 

Nova Scotia, the Atlantic Provinces, and Canada during the period 1901- 


1961. 


While the tables are largely self-explanatory, we would add the follow- 
ing commentary on the significant features and growth trends which may 
be observed: 


Halifax CMA 


This area, for which DBS population statistics are available prior to 
1956 under the heading of Subdivision ''d'' Halifax County and which be- 
came in 1956 the Halifax CMA, has experienced steady and substantial 
growth in all decades other than the period 1921-1931, with the greatest 
increase both numerically and from a percentage standpoint occurring 
during the years 1951-1961. It is interesting to note in this connection 
that the population growth which occurred between 1951 and 1956 was al- 
most twice as great as it was between 1956 and 1961. Population esti- 
mates for the area which have been released by DBS since 1961 indicate 
that the population level has remained relatively stable since that time, 
although DBS officials point out that the sampling technique which is 
employed in non-Census years produces estimates only, in which a margin 
of error exists. The 1966 population Census may, therefore, show that 

a reasonable population growth occurred during the years 1961-1966 al- 
though it is most unlikely that the spectacular advances which were made 
during the years 1951-1956 will have been repeated. 


Because of the relatively slow population growth rate in Nova Scotia and 
the Atlantic Provinces generally, the Halifax CMA has consistently in- 
creased its share of the population in both areas, reflecting in part 
the general population shift which has taken place throughout Canada 
from rural to urban life. 


The population increases in the Halifax CMA during the period under his- 
torical review have enabled it to maintain a fairly constant relation- 
ship with the population of Canada as a whole, going from 0.9% of the 
Canadian population in 1901 to 1.0% in 1961. 


Nova Scotia and the Atlantic Provinces 
Official DBS statistics are not available for the Atlantic Provinces for 
the period 1901-1941 because of the independent status of Newfoundland 


prior to Confederation with Canada. However, Newfoundland conducted its 
own Census during the period 1901-1945. The Atlantic Provinces 
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historical population statistics which we have used have been calculated by 
adding to the DBS Maritime Provinces population statistics the Newfoundland 
Census figures for the years 1901, 1911, and 1921 and the DBS unofficial 
estimates for Newfoundland population in 1931 and 1941 which were calculated 
from Newfoundland's 1935 and 1945 Census statistics. 


While the population of both Nova Scotia and the Atlantic Provinces has in- 
creased numerically in every decade (with the exception of Nova Scotia be- 
tween 1921 and 1931), the growth rate has been slow. As has been indicated 
elsewhere,* more people have emigrated from the Atlantic Region than have 
immigrated into it since records first became available. As a result, popu- 
lation growth in the region has been relatively slow and both the Province 
of Nova Scotia and the Atlantic Provinces generally have consistently lost 
ground insofar as their percentage shares of the total Canadian population 
are concerned. Nova Scotia has dropped from an 8.6% share in 1901 to a 4.0% 
share in 1961, while the Atlantic Provinces have been reduced from a 20.8% 
share to approximately 10.4% during the same period. 


Canada 


The population growth rate for Canada has been very high when compared with 
other developed nations of the Western World. The population in fact multi- 
plied approximately six times between the years 1851 and 1951, with periods 
of rapid growth interspersed with periods of moderate growth. Unprecedented 
expansion occurred during the first decades of the Twentiety Century, but 
the growth rate fell off sharply during the depression years. By 1941, the 
rate of population growth began once more to increase; and an intercensal 
record population growth took place between the years 1941-1951. In view of 
the record that was established during this decade, the population growth 
between the years 1951-1961 (an absolute increase approximately double that 
of the preceding decade) was outstanding. It has been estimated that, of 
the total increase occurring between the years 1951-1961, some 27.4% was 
represented directly by 1951-1961 immigrant residents. The DBS estimate for 
the population of Canada at April 1, 1965, was 19,516,000 or an increase of 
approximately 1,280,000 which would indicate that the population growth rate 
has slowed considerably from the pace set in the 1951-1961 decade. 


Having reviewed the significant factors and trends which have been estab- 
lished historically between the populations and population growth rates of 
the CMA, Nova Scotia, the Atlantic Provinces, and Canada, we will now examine 
the various forecasts for population growth which have been made in recent 
years and, on the basis of established trends, indicate the range of popula- 
tion possibilities for the Halifax CMA to 1986. 


Kari Levitt = Population Movements in the Atlantic Provinces. 
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POPULATION PROJECTIONS (CANADA) 


ROYAL COMMISSION ON HEALTH SERVICES 
(Stukel: Population Projections 1966-1991) 


(000's) 
1966 1971 1976 1981 
20,159.0 22,286. 24, 743.5 PLES EY A. 


on7 256 
20; 269.5 22,589.5 25,233.5 28, 246.7 
(AD ENS) YE ah Bs eS 26, 21342 29755500 


ROYAL COMMISSION ON CANADIAN ECONOMIC PROSPECTS 
Gordon Report 


(000's) 
1965 9 1970) 075 eee 
19,210 21,160 23,310 25,770 
19,520 21,640 23,990 26,650 
19,820 21,000 24,660 27,630 


STAFF STUDY #1 PREPARED FOR THE 
ECONOMIC COUNCIL OF CANADA 
000's 
1965 1966 1967 1968 1969 
19, 646.0 20,038.99 20, 440769820; 3547 2ee2lezooee 


1986 
30,630.4 


131, 55509 


33,377.0 


1985%%* 
28,424 


295 51G 
30,721 


1970 
21,729 


Rate of net ''in-migration'' for which respective Commissions announced preference 


Estimated. 
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Population Projections - Canada 


In February of 1957, William C, Hood and Anthony Scott produced their 
study entitled ''OQutput, Labour, and Capital in the Canadian Economy'' 

for the Royal Commission on Canada's Economic Prospects. This study con- 
tains population and labour force projections for Canada for the period 
1960-1980. More recently (1964), independent population projections 

for Canada have been developed for the Royal Commission on Health Services. 


Both of the above-mentioned projections were based upon the generally 
accepted technique of moving population ahead by age and sex groups hav- 
ing regard for age - specific fertility and mortality rates (cohort sur- 
vival technique) - and upon certain basic assumptions which were made 

with respect to the probable rate of net migration into Canada. Using 

the same technique, population projections for Canada for the period 1965- 
1970 have recently been prepared for the Economic Council of Canada. 

The tables opposite reproduce the relevant portions of the three popula- 
tion projections to which we have referred. While the staff study for 

the Economic Council of Canada is of limited value to us because of the 
relatively short period covered by its projections, it is significant 

to the extent that the population projection for the year 1970 is within 
89,000 or 0.41% of the projection produced by Hood and Scott some eight 
years earlier. In this connection, it is interesting to note that the 
April 1, 1965, population estimate for Canada which was issued by DBS in 
May of this year is within 0.5% of the Hood and Scott projection. for 1965. 


Assuming that the Halifax CMA will have the continuing capacity to sup- 
port a population growth sufficient to maintain the 1951 and 1961 position 
of the CMA relative to Canada as a whole (i.e., 1%) and assuming that the 
projections produced for the two Royal Commissions present the probable 
future range of Canadian population, the population range for the CMA 
would be as follows: 


If . Royal Commission on Health Services Projections 
(Halifax CMA at 1%) 


1966 = 1971 «S976 =s1981 SS 1986 
Halifax CMA 202,695. 225,895 252,335 282,467 315,459 
Zi Royal Commission on Canada's Economic Prospects Projections 
1965 1970 wore 1980 13834 
Halifax CMA 195,200 216,400 239,900 266,500 295,180 


* Estimated. 
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POPULATION PROJECTIONS (ATLANTIC PROVINCES) 1965-1980 


(000's) 


Hood and Scott Projections 


Net Canadian ''In- 


migration! of: 1965 1970 1975 1980 
50,000 1,990 2,100 2,200 27550 
75,000* 2,000 Z L20 2,240 2,360 

100,000 2,010 2,140 2,260 2,360 
Nowlan Projections 

Net Atlantic Province 

'"'Out-migration'' of: 1965 1970 1975 1980 
11,000 2,009 2,145 2552 25505 
10,500* 2,012 252 7a oa) 2,520 
10,000 2,014 2,156 233 2,534 


Rates of net ''in-migration'' and ''out-migration'' for which authors 


stated preference. 


It is noteworthy that, if the Halifax CMA population projection for 
1985 is extended to 1986, the two 1986 population projections will be 
less than 5% apart, which is an acceptable range for planning pur- 
poses having regard to the length of time covered by the projec- 
tions, 


Population Projections = Regional 


The projections for Canada which we have quoted are, in our opinion, 
the most authoritative data currently available for the country as 

a whole. On a regional basis, while Hood and Scott derived regional 
estimates from their projections for Canada, D. M. Nowlan of the 
Mineral Resources Division of the Department of Mines and Technical 
Surveys of the Federal Government has made population projections 
for the Atlantic Provinces alone for the period 1960 to 1980. 

Mr. Nowlan employed the cohort survival technique in order to arrive 
at his population projections. After a careful study of available 
data, Mr. Nowlan concluded that the consistent net out-migration 
from the Atlantic Provinces would continue at an average rate of 
10,500 persons per year; and he adjusted his projections to reflect 
this continuing out-migration. 


The Hood and Scott and Nowlan projections for the Atlantic Provinces 
are reproduced on the opposite page. While the rate at which the 
Halifax CMA increased its share of the Atlantic Provinces population 
was somewhat erratic until 1941, it is significant that its share 
has consistently increased at a rate of 1.4% per decade for the last 
two decades. Also of significance is the fact that the rate of in- 
crease was substantially reduced during the latter half of the 195] 
to 1961 decadé. As was pointed out earlier, DBS annual estimates 
since 1961 indicate that the Halifax CMA is not repeating in the 
first half of the present decade the rapid growth which it experi- 
enced between 1951 to 1956. Under the circumstances, a 0.8% in- 
creasing share of the Atlantic Provinces population per decade may 
produce more realistic estimates than a 1.4% increasing share. 


The tables following project the Halifax CMA population as a 0.8% 
and a 1.4% per decade increasing share of the preferred estimates of 
the Atlantic Provinces which were prepared by Hood and Scott and 

D. M. Nowlan: 
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POPULATION PROJECTIONS HALIFAX CMA 


1965 1970 1975 1980 1985 
Dartmouth Report (1965) 200.0 2300 264.0 290.0 g35.0 
Canadian British Engineering 
(1956) 225.0 (300.0)* 338.0 
Prof. Sinclair Economic Base 
Study (1958) #* 280.0 


COMPARATIVE RANGE OF POPULATION POSSIBILITIES* 


1965 1970 1975 1980 1985 
Derived from Hood and Scott 
Regional Estimates 
1. @0.8% increasing share 200.0 222.5 244.0 266.6 290.0 
2. @ 1.4% increasing share 205.1 232-5 261.0 291.8 324.0 
Derived from Nowlan Regional 
Estimates 
1. @ 0.8% increasing share 2012 226.0 Dore 284.8 315.2 
2. @ 1.4% increasing share 206.5 236.0 27020 31n5 Sey 
Based on 1% of Canadian 
Population 
1. Hood and Scott Projection 195.2 216.4 239.9 266.5 295.2 
1966 1971 1976 1981 1986 (1985) #7 


2. Royal Commission on 
Health Services Projection 20227 225.9 252.3 282.5 315.5 308.9 


* Extension of projections to the nearest 100 is arithmetical. It is not 
intended to suggest that such a high degree of accuracy is. or should be 
relied upon, 

** This was not really a population projection but rather an estimate of the 
population that would be supportable by an economic base of a certain size. 
cick Estimated. 


Hood and Scott Preferred Estimates 


1961+ 1965 1970 197 1980 1985%%* 
Atlantic Provinces 
Population (000's) co /ute 2,000.0 2,120.0 2,240.0 2,360.0 2,480.0 
Halifax CMA: 
Increasing Share 0.8% Gas (um O00 48 wih 504 sualOe 904 «1,302. sll. 707% 
Population (000's) 183.9 200.0 MME ES 244.0 266.6 290.0 


Increasing Share 1.4% O770 50. 10.2675 en l0.96%, Wilh.ooy%, «12.36% 9 13)..067 
Population (000's) 183.9 205.1 2325 261.0 291.8 324.0 


Nowlan Preferred Estimates 


Atlantic Provinces 
Population (000's) eo a eu0 2 One 152-02 32340 27520500) 257 20K0 
Halifax CMA: 
Increasing Share 0.8% 52707, 9 10,007 10.507, 10,904. 4193072. 1ie707% 
Population (000's) 183.9 201 eZ 220.0 253.2 284.8 31822 
Increasing Share 1.4% S10 mlOs267. 810,962) 10.604.) '2. 364. wi3.067 
Population (000's) 183.9 206.5 236.0 270.8 eS 35555 
Actual. 
Estimated. 


Population Projections - Halifax CMA 


A number of reports have been produced in recent years covering the Halifax 
CMA or portions thereof. The various population projections which have 
been made in these reports are reproduced on the opposite page together 
with the various preliminary population possibilities which we have de- 
veloped from the national and regional projections which we have discussed. 
As may be seen from the table, the range of population possibilities for 
1985 is quite considerable, with 290,000 as the low point and 355,500 as 
the high point. 


lt is interesting to note that the projections of the Halifax CMA popula- 
tion which are based on a 0.8% per decade increasing share of the projected 
Atlantic Provinces population fall very close to the projections for the 
Halifax CMA which are based on a continuing 1% share of the projected 
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population of Canada. Specifically, the 1985 projection derived from the 
Hood and Scott Atlantic Provinces estimates is within 1.8% of the projec- 
tion derived from the Hood and Scott estimates for Canada, while the 1985 
projection based on the Nowlan estimates is within 3% of the population 
figure derived from the Royal Commission on Health Services estimate for 
Canada and adjusted by us to 1985. 


It is reasonable to assume that the population of the Halifax CMA should 
fall somewhere within the range of population possibilities indicated in 
the previous table. {n order to enable us to more precisely identify the 
probable population levels for the Halifax CMA in the period to 1986, the 
following section of the report examines the labour force and the economic 
base of the Halifax CMA with particular reference to feasible growth rates 
for the labour force and the areas of the economy in which growth is 
likely to- occur: 
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SECTION [1 


LABOUR FORCE AND THE ECONOMIC BASE 


A Review of Recent Trends 


in order to provide an analysis of labour force growth trends in the 
Halifax CMA during the period 1951-1961, we have used the 1951 labour 
force estimates produced by Professor Alisdair M. Sinclair (Professor 
of Economics at Dalhousie University) for the Halifax Metropolitan 
Area Economic Base study which was published by the Institute of 
Public Affairs in 1961. To arrive at our 1961 estimates, we have 
taken the 1961 DBS labour force statistics for the Halifax CMA and 
adjusted them as far as is possible to compare with 1951 classifica- 
tions and definitions. The table on the opposite page shows the 
estimated numerical and percentage composition and change in the 
Halifax labour force in the period 1951 to 1961. 


When comparing 1951 and 1961 labour force statistics, it should be 
borne in mind that a number of significant changes have taken place 

in the methods used by DBS to report these statistics. Between 1951 
and 1961, several of the classifications were changed (these changes 
can be seen by comparing the different classifications used opposite 
with the table facing page 26 showing Canadian and Halifax CMA 1961 
labour torce). In addition to the changes in classification which 

are reasonably easy to identify and compensate for, changes were also 
made in definition, and certain groups of labour force were moved from 
one classification to another. An obvious example of this change is 
the reclassification of the repair services labour force from the trade 
sector to the manufacturing sector. 


While some of the labour force groupswWiich were reclassified between 

1951 and 1961 can be identified from the Census figures for the Halifax 
CMA, others (like veterinarians, dental mechanics and highway and bridge 
employees) are not reported as a separate group and cannot, therefore, 
be specifically identified. As a result any attempt to make either 
direct comparisons between unadjusted 1951 and 1961 labour force figures 
or comparisons after making adjustments for changes in classification 
only is liable to produce a distorted picture of the changes which 
actually occurred. Even where adjustments have been made as far as 
possible to cover changes in definition, the numbers produced are some- 
what indefinite and must be treated with this reservation and regarded 
only as broad and imperfect indications of labour force changes during 
the decade. 


One additional qualification of the table should be made, and that is 


that the Census of Labour Force is based upon residence rather than 
place of employment. We have assumed for purposes of our analysis 
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that the labour force reported for the Halifax CMA is employed in the 
CMA and that the nonresident labour force does not constitute a 
large enough factor to change the labour force growth patterns signi- 
ficantly. With these reservations in mind, labour force was def ined 
by the DBS in 1961 as containing all persons 15 years of age or over 
who were reported as having a job of any kind, either part-time or 
full-time (even if they were not at work) or were reported as looking 
for work during the week prior to enumeration. The classification 
excludes those potential members of the work force who were reported 
as looking for their first job or who were reported as not looking 
for work at all. As a matter of interest, labour force as defined 

in 1961 also differs from the 1951 classification by the exclusion 
of persons age 14 to 15. Prior to 1951, a ''gainfully employed!' con- 
cept was used, so that the pre-1951 statistics would not in any event 
be directly comparable with 1951 or later statistics. 


in the following pages, we will examine and discuss the changes in 

the Halifax CMA labour force during the period 1951-1961, as indicated 
by the preceding table and compare the composition of the Halifax CMA 
and Canadian labour force in 1961 (based upon the actual 1961 DBS 
statistics), in order to identify growth trends and potential growth 
areas for the Halifax CMA labour force. 


A. Service Sector 


One of the most significant features of the 1951 and 1961 Halifax 
CMA labour force statistics is the large percentage of the labour 
force which is reported for defence services. It is reasonable to 
suppose that Halifax, providing as it does, the main base for the 
Royal Canadian Navy on the Atlantic Coast,would have a fairly high 
defence services labour force. The statistics indicate that almost 
one-quarter of the Halifax CMA labour force in 1961 was reported for 
defence services, and that this number was an increase of some 60% 
over the 1951 reported figure. It is particularly important to note 
that the numerical increase of approximately 6,643 between 1951 and 
1961 represents some 38% of the total labour force increase during 
the period. 


Contrary to the fairly logical assumption (made by the Royal Com- 
mission on Canada's Economic Prospect) that Canada's Armed Forces 
personnel would at best stabilize during a period of prolonged 
peace, substantial increases have taken place in the defence estab- 
lishment during the past decade. Despite these recent increases, 

it would be our opinion that the Canadian labour force attributable 
to defence services will probably stabilize at approximately the 
1961 level. We can see no reason why such stabilization in Canadian 
defence services' numerical strength should not apply equally to 

the Halifax CMA which currently represents some 11% of the total 
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Canadian defence services labour force. Our assumption that the de- 
fence services will be held at approximately the 1961 level is sup- 
ported in part by the Government White Paper on defence which was 
published in March, 1964, The White Paper indicates that, as a re- 
sult of planned integration of the three services, the Canadian 
Armed Forces will, in fact, be somewhat reduced from current levels. 


Stabilization of defence services labour force in the Halifax CMA 
will result in defence services representing a reducing percentage 
of the total labour force as the Halifax CMA economy expands in other 
areas. In this connection, we would point out the possibility that 
the Government of Canada may make particular efforts to offset lack 
of growth in defence services in the Halifax CMA by increasing the 
area's share of defence contracts which would make up for any loss 
incurred and result in above-normal growth for other sectors of the 
economy. While it is, of course, impossible to forecast government 
policy, concern at the federal level for the relatively slow rate 

of economic growth which has been experienced over the years by the 
Atlantic Provinces may be sufficient to offset the plant and skilled 
manpower advantages of the major manufacturing areas of Canada inso- 
far as the granting of defence contracts is concerned. 


Of the other industry groups within the service sector, it would 
appear that health and education showed substantial labour force gains 
during the decade. The rapid growth in these fields serves to em- 
phasize the dominant regional role played by the Halifax CMA in both 
higher education and public health. The campus development plan 
which was prepared for Dalhousie University in 1964 is representative 
of the projected expansion of student enrollment and facilities in 
the field of higher education which should affect all of the univer- 
sities and colleges located within the Halifax CMA. In the field of 
public health, the proposed Sick Children's Hospital and the expan- 
sion which is taking place in existing facilities may be expected to 
further strengthen the regional role of the Halifax CMA health ser- 
vices, It should be anticipated that both education and health wil] 
continue to grow at an accelerated rate and that, because of its 
dominant regional influence in these fields, the percentage of the 
labour force in each field within the Halifax CMA will continue to 


ise. 


The strong position of the Halifax CMA with respect to government 
administration is indicated by the fact that two city administrations, 
the county offices, the provincial government, and the main regional 
offices of the federal government all are located within its boundar- 
ies. Steady and above-average labour force growth occurred during 

the decade (an average 27% labour force increase for all levels of 
government). It is reasonable to assume that this growth will con- 
tinue probably at a slightly accelerated rate during the period 
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covered by our projections as the various levels of government con- 
tinue to expand their range of activities. 


While personal services showed substantial labour force growth dur- 
ing the decade, growth in other community and business services was 
less marked. This group includes religious organizations, motion 
picture and recreational services, a wide variety of services to 
business management,and various personal services including shoe 
repair shops, barber and beauty shops, laundries, hotels and taverns, 
restaurants, clubs, and funeral homes, The majority of the services 
classified in this grouping are of a local nature and will grow at 

a rate which is dependent upon population increases and increases in 
per capita disposable income within the Halifax CMA. It is signifi- 
cant that labour force growth in the service sector as a whole am- 
ounted to some 12,764 persons out of a total labour force growth of 
17,443, or approximately 74% of the total growth. 


Rapid growth in the service sector labour force was experienced gen- 
erally throughout Canada during the decade so that the statistics 
for the Halifax CMA reflect a fairly general trend although the 
Halifax statistics are magnified by the significant amount of growth 
which occurred in the defence services labour force. 


B. Trade Sector 


The statistics indicate that a fairly marked growth occurred in the 
labour force reported for retail trade during the 1951-1961 decade; 
however, this growth was largely offset by a reduction of some 14% 
in the wholesale trade labour force during the same period. We are 
unable to identify the reason for the apparent drop in wholesale 
labour force since both wholesale and retail trade volumes have 
grown steadily and the regional significance of the Halifax CMA as a 
wholesale trade centre does not appear to be diminished. 


C. Manufacturing Sector 


in the manufacturing sector, reductions in labour force occurred in 
three of the basic industries for the area; shipbuilding and repair, 
confectionery, and canned and cured fish products. While the rea- 
sons for these labour force reductions are not apparent, it is proba- 
ble that they occurred at least in part as a result of an increase 

in automated operations. The rate at which industry will automate 

and the net effect that this will have on labour force growth is one 
of the principal unknowns involved in any analysis of future labour 
force requirements. Because of the nature of the manufacturing process, 
automation may have a more marked effect on this sector of the economy 
than on the other sectors. While it is not our intention to attempt 
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to identify the probable effects that automation will have on Jabour 
force growth in the period to 1986, it should be borne in mind that 
as a result of automation, the economy will have to grow at an ac- 
celerated rate in future years if projected labour force increases 
are to be absorbed. Despite the reductions in manufacturing labour 
force which we have referred to, the total manufacturing sector 
showed a labour force increase of some 986 or 14% during the decade. 


Since the manufacturing sector of the economy must be looked to in 
particular for sustained and above-average growth if the economy 

of the Halifax CMA is not to suffer as a result of stablization of 

the defence services labour force, this sector of the economy requires 
more detailed examination. 


The tables in Appendix B indicate the number of labour force reported 
for each industry within the manufacturing sector in 1961 and show 
the relationship of the City of Halifax and Halifax CMA to Nova 
Scotia, the Atlantic provinces and Canada. The tables are derived 
from 1961 DBS labour force statistics and have not been adjusted by 
us. They are not, therefore, comparable with the adjusted statistics 
which appear in the previous table. 


Of the total Halifax CMA manufacturing labour force of 7,472, approxi- 
mately 4,300 or 58% were reported for two types of manufacturing 
industries. The food and beverage industries accounted for a labour 
force of 2,442 or approximately 33% of the total, which compares with 
the Canadian percentage of 16%, while transportation equipment 
industries reported a labour force of 1,875 (25%) which compares 

with 8% for Canada. These leading employers of the manufacturing 
labour force are followed by: 


Percentage of 


No. of Manufacturing Labour Force 


industries Emp loyees Halifax Canada 
Food & Beverage 2,442 3320 16.0 
Transportation Equipment 1,875 25.0 8.0 
Printing & Publishing 843 Wiss 6.0 
Petroleum & Coal 497 6t7 132 
Electrical Products 409 5.5 6.0 
Metal Fabricating 300 4.0 7.4 
Nonmetallic Mineral 

Production 247 363 3.4 
Chemical & Chemical Products 201 207 4.9 


The leading position of the food and beverage industries reflects in 
particular the influence of the fishing industry, which has long 
been established as the basic primary industry of the area, as well 
as the regional influence of established brewers of malt beverages 
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and producers of carbonated beverages and the dominant position of 
Moirs Limited in the manufacture of chocolates and confectionery. 

In the transportation equipment industry, the Halifax shipyards of 
the Dominion Steel & Coal Corporation and the Fairey Canada Limited 
facilities in Dartmouth represent approximately 97% of the total 
labour force reported for the industry. The printing and publishing 
industry labour force in the Halifax CMA represents approximately 
40% of the total labour force for this industry in Nova Scotia, 
which is an indication of its regional significance. The Halifax 
Herald Limited is the leading employer of labour force within the 
industry, and there are some 30 other printing establishments 
located within the Halifax CMA. 


Petroleum and coal products industries are largely represented by 
the Imperial Oil and Texaco refineries on the Dartmouth side of the 
harbour. The recently announced $2,000,000 expansion of the Imperial 
Oil refinery will add substantially to existing production facili- 
ties, although the level of automation in the petroleum refining 
industry makes it unlikely that the expansion will result in a sub- 
stantial increase in permanent labour force. 


In the electrical products industry (which represents 5.5% of the 
total Halifax CMA labour force) E.M.1. Cossor Electronics Ltd. and 
Philips Electrical Company Limited are representative of the Hal ifax 
CMA manufacturers of electrical productswhich employ some 78% of the 
Nova Scotia labour force and 43% of the Atlantic Provinces labour 
force in this industry. The degree of industrial concentration of 
the electrical products industry within the Halifax CMA is exceeded 
only by petroleum refining. This is particularly significant since 
the electrical and electronics industry has exhibited tremendous 
growth potential in recent years. 


A review of the manufacturing sector of the economy would not be 
complete without reference to the work which has been done by 
Industrial Estates Limited to create conditions which are suf- 
ficiently favourable to induce secondary manufacturers to locate 
within the Halifax area. Secondary industry, other than that which 
is connected with local primary industries (farming, fishing and 
logging) has generally tended to avoid the Atlantic region. The 
level of population of the Atlantic provinces and the rate of 
growth have not been particularly attractive to industries which 
have tended to make the local market potential a major criteria 

of site location. As was pointed out by the Royal Commission on 
Canada's economic prospects* - ''it is difficult to be as optimistic 
about the prospects for secondary industry in the ... Maritimes, in 
view of the expected slower rate of growth ... , and their compara- 
tive proximity to Ontario and Quebec manufacturers.!'' Assistance 
from the federal government in the form of relief under the Income 
Tax Act has encouraged some manufacturing industries to locate in 


Canadian secondary manufacturing industry. 
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the areas designated by the Act. Halifax and Dartmouth, not being 
designated under the Income Tax Act, are unable to offer this form 

of incentive to manufacturing development; nevertheless, a measure 

of success has been achieved in attracting manufacturers such as Volvo 
(Canada) Ltd., Philips Electrical Company Limited,and Maritimes Cans 
Limited to settle in the area. 


D. Other Industries Sector 


The three principal industries within the other industries sector 

are transportation, storage, and communication; finance, insurance 
and real estate; and construction. The percentage of the labour 
force attributable to transportation, storage and communication 
reflects the position of Halifax as the leading East Coast deep sea 
port for Canada. Of the 1961 labour force of 6,359, approximately 
47% is reported for land or sea transportation and related services. 
Of the balance, the largest portion (21%) is reported for the various 
communication media including radio and television broadcasting, 
telephones, and post office. 


Rapid labour force growth in the transportation industry will depend 
to a large degree on the expansion of general cargo handling through 
the Port of Halifax facilities. The expansion of port facilities 
recently announced by the National Harbour Board will improve 
Halifax's capacity for handling water borne freight. However, the 
prospect of increasing winter navigation on the St. Lawrence River 
under existing freight rate conditions (both ocean and rail) suggests 
the possibility that the Port of Halifax may be used increasingly as 
a regional rather than a national point of import and export. This 
changing role will almost certainly result if substantial quantitites 
of goods and passengers to and from the more westerly parts of Canada 
are diverted to the St. Lawrence River ports during the winter time. - 
At present, the concept of winter navigation has not been tested by 
wide enough practical application from shipping interests for the 
probable effect on the Canadian-Atlantic Coast ports to be adequately 
estimated. 


In the fields of finance, insurance and real estate, substantial 
labour force growth occurred for the Halifax CMA during the period 
1951 to 1961. Because of the regional importance of Halifax in 
business and administration, it would be reasonable to anticipate 
accelerated labour force growth in these fields in future years 

to reflect the increasing role of business services in the total 
economy. 


The reduction in construction industry labour force during the 

decade results at least in part from the small amount of signifi- 
cant major developments within the CMA during the period. Recent 
apartment and commercial construction together with redevelopment 
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1961 LABOUR FORCE - HALIFAX CMA AND CANADA 


Halifax CMA Canada 
Percent Percent 
Industry Persons Composition* Persons Composition 
All_Industries 72,953 100.0% 6,471,850 100.0% 
A. Community, Business/Personal Service i 1,263, 362 9 
Education/Related Services ZOTT 3.9% 266,901 bas 
Heal th/Wel fare L988 6.8 307,433 4.8 
Religious Organizations 682 0.9 53,130 0.8 
Motion Picture/Recreational Services 395 0.5 39,837 0.6 
Services to Business Management 1,059 1.5 98 , 987 1.5 
Personal Services 4,657 6.4 437,518 6.8 
Miscellaneous Services 857 Wag 59,556 0.9 
B. Public Administration/Defence 21,981 30.1% 482,925 1.5% 
Defence l7e7s2 24547, 173,029 Zs 
Other Federal Administration 1,830 2.5 111,924 Ve, 
Provincial Administration 1,083 eas 68,761 a 
Local Administration leer (veg 1235729 9 
Other Governments 19 5,482 OF] 
C. Trade 12,432 lize 991, 490 553% 
Wholesale 4.088 5.6% 289,884 45% 
Retail 8, 344 11.4 701,606 10.8 
D. Manufacturing 7,472 LOeZ 1,404,865 rales 
E, Other Industries pein Ss Za 2,329,208 36.0% 
Transportation, Communication/Other 
Utilities 7,667 10.5% 603,286 9.3% 
Finance, Insurance/Real Estate 2,988 | 228,905 3.5 
Construction 35573 4.6 431,093 6.7 
Primary Industries 382 0.5 907, 331 14.0 
Not Stated 1,143 ke 158,593 2.5 


SOURCE: 1961 Census of Canada, Vol. 3.2. 
* Due to rounding, may not add to totals and subtotals. 
Less than 0.05%. 


(26) 


of the central redevelopment area and execution of a number of de- 
velopment projects which are currently in the planning stage could 
result in substantial increases in the labour force in this industry. 


The electricity, gas, and water industries, which have been classi- 
fied by DBS in 1961 as "other utilities'' under the heading of''trans- 
portation, communication, and other utilities,'' showed some reduc- 
tion in labour force between 1951 and 1961. However, neither this 
industry nor the primary industries play a significant part in the 
composition of the labour force in the Halifax CMA. While some 
labour force growth should be anticipated in the utilities industry 
to service the needs of an expanding population, it is unlikely 

that a significant increase will occur in the primary industries 
labour force in future years. Statistics would indicate that the 
labour force of the other industries sector increased by some 26% 
during the decade, accounting for approximately 18% of the total 
labour force increase of 17,443. Types of industry are so varied 
within this sector that it is impossible to make any meaningful com- 
ment about growth prospects of the sector as a whole. While primary 
industries cannot be expected to provide a source for labour force 
growth, transportation, finance, insurance and real estate, and con- 
struction in particular indicate significant growth potential. 


Perspectives for Growth 


The foregoing review of growth trends in the Halifax CMA labour force 
suggests a number of areas in which an accelerated growth rate would ap- 
pear to be feasible. The table on the opposite page compares the per- 
centage composition of the labour force reported for Canada and the 
Halifax CMA for the year 1961. These figures have not been adjusted 
from DBS 1961 classifications and definitions and are therefore not com- 
parable with earlier statistics. 


By comparing percentage composition of the labour force for the two areas, 
and assuming that the Canadian figure represents the norm for Canada, it 
is possible to identify in very general terms the sectors of the economy 
in which the Halifax CMA varies substantially above or below the norm, 


The most significant variations in labour force composition occur in the 
public administration and defence sector and in the manufacturing sector. 
We have suggested earlier that the Halifax CMA defence services | abour 
force will probably stabilize at approximately the 1961 level. This 
being so, this sector will represent a reducing percentage of the total 
CMA labour force in the years ahead. The particular regional importance 
of the Halifax CMA in this sector would, however, suggest that the area 
will continue to maintain a labour force in this sector which will repre- 
sent a substantially higher percentage of total labour force than the 
norm, 
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To a large degree, the manufacturing sector provides the greatest poten- 
tial for accelerated labour force growth, The Halifax CMA lags far 
behind Canada in the percentage of its labour force reported for this 
sector of industry; however, the comparatively rapid growth which oc- 
curred during the 1951-1961 decade indicates that the long-established 
inability of the area to attract new secondary industry is being over- 
come. Moreoever, the increase in population in the region is a factor 
which will work in favour of accelerated manufacturing growth in future 
years, 


The regional strength of the Halifax CMA is such that expansion of the 
service sector of the economy (including finance and insurance) to ade- 
quately serve the expanding regional population should result in sub- 
stantial labour force increases in future years, especially since this 
sector of the economy generally does not lend itself to a high degree 

of mechanization. While the percentage of the Halifax CMA labour force 
reported for the community, business, and personal services section was 
some 2% higher than Canada in 1961, other regional centres like Edmonton, 
London, Regina, and Vancouver each report approximately 24% of their 
labour force in the services section which would suggest the possibility 
of an accelerated growth rate in this section of the Halifax CMA economy. 


While it is impossible to be definitive about the rate of labour force 
growth during the period covered by our projections, our review of past 
trends combined with examination of the sectors of the economy in which 
the Halifax CMA would appear to vary substantially from the norm sug- 
gests that the Halifax CMA should plan for an average labour force growth 
rate in the neighbourhood of 3% per year on the 1961 labour force base 
during the next two decades. Actual performance will, of course, depend 
to a large extent on a concerted and coordinated effort by the various 
local governments within the metropolitan area to attract and locate 
secondary industry and service establishments within the area and to 
maintain the dominant role of Halifax as an administrative and business 
centre. 


Population_and Labour Force 


The relationship between labour force and total population over a period 
of years has been relatively constant. For example, the high and low 
participation rates for the labour force in Canada during the period 1911 
to 1961 were 35.5% and 37.7% (expressed as a percentage of total popula- 
tion) if the abnormal figure of 39.2% in 1941 which resulted from war- 
time conditions-is excluded. The Nova Scotia labour force participation 
rate during the same period, again excluding the 1941 figure, ranged from 
a low of 34.36% to a high of 35.34%. Historical DBS data for the Halifax 
CMA are not available; however, using Professor Sinclair's 1951 labour 
force estimates, the participation rate in the Halifax CMA was 41.5% in 
1951 and had decreased to 39.7% in 1961. 
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Hood and Scott and D. M. Nowlan have both produced projected labour force 
participation rates for the Atlantic region (see table below) which indi- 
cate a gradually rising participation rate during the period 1960-1980. 


Labour Force Participation Rates 
Atlantic Provinces 1960-1980 


Expressed as a % of Population 


1960 1965 1970 1975 1980 


Hood and Scott Estimates 20920 29T2008 29.7700 29587 8us0t0y 
D. M. Nowlan Estimates 30.1% 31.5% 31.5% 


However, these estimates for the Atlantic Provinces are based at least in 
part on the generally low labour force participation rate which currently 
exists in the Atlantic Provinces when compared to Canada, The Halifax CMA 
on the other hand, with a 196] labour force participation rate of 39.7%, 
has a higher rate than Canada and is reasonably comparable with other CMA's 
as is indicated by the following table. 


Labour Force Participation Rates - 196] 


Selected Metropolitan Areas 


Participation 


Labour Force Population Rate 
Halifax 125953 183,946 39.5% 
Calgary 109,256 279,062 39.1% 
Edmonton 131,576 337,568 39.0% 
Hamil ton 151,637 395,189 38.4% 
London 73,840 181,283 LO.7% 
Montreal 806,973 2,109,509 BO056 
Ottawa 167,712 429,750 39.0% 
Quebec 126,411 357,568 35.4% 
Toronto 789,651 1,824,481 43.3% 
Vancouver 294,759 790,165 3/3 h 
Windsor 68,659 193,365 35 65e 
Winnipeg 194, 320 475,989 40.9% 


Under normal growth conditions, we would expect the Halifax CMA labour 
force participation rate to remain relatively stable during the period 
covered by our projections. While there may be some cyclical fluctuations, 
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the average participation rate should fall within a range of 39% to 41%. 
These are, of course, broad estimates rather than the result of a de- 
tailed and sophisticated analysis of projected labour force participation 
rates by male and female age groups. However, the value of a detailed 
projected labour force analysis for as small an area as the Halifax CMA 
is doubtful since the various factors affecting labour force growth be- 
come less predictable and less meaningful as the sizeof the study area 
and labour force is reduced. 


We haveselected 40% (being the midpoint in the suggested range) as the 
probable average labour force participation rate for the Halifax CMA dur- 
ing the period to 1986 with the cautionary reminder that labour-force-to- 
population ratios may be changed by the effects of automation during 
future years. 
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HALIFAX CMA 


COMPARATIVE RANGE OF POPULATION POSSIBILITIES 
(Labour Force at 40% of Population) 


1965 1970 1975 1980 1985 
Derived from Hood and Scott Regional Estimates 

@ 0.8% Increasing Share 200.0 “222.5.” 2400) 266, oaezoero 
Labour Force @ 40% 30.0 69,0 97:67 106.6GuliG.O 
(Average annual labour force 

growth 2.2%) 

@ 1.4% Increasing Share 205.1 232.5 261.0 291.6783 2470 
Labour Force @ 40% 82,0 93.0 10h bw 16 jac oe 


(Average annual labour force 
growth 2.9%) 


Derived from Nowlan Regional Estimates 
@ 0.8% Increasing Share 201.2 226.0 253.2. 20430 esl oe2 
Labour Force @ 40% 80.5 90.4 101-3 11829 31272 
(Average annual labour force 
growth 2.9%) 
@ 1.4% Increasing Share 206.5 236.0 270.8 311.5 355.5 
Labour Force @ 40% 62.6 © 94°48 “1083-51245 Geel a2ee 


(Average annual labour force 
growth 3.6%) 
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SECTION III 


HALIFAX CMA POPULATION PROJECTIONS - 1966-1986 


Returning to the range of preliminary population possibilities for the 
Halifax CMA, the table on the opposite page shows the population esti- 
mates which have been derived from the regional population projections 
and indicates the size of the labour force which would exist under each 
estimate at a labour-force-to-population ratio of 40%. 


Working from the 1965 base, the annual average labour force growth re- 
quired to meet the various labour forceprojections ranges from 2.2% for 
the first projection to 3.6% for the fourth projection. The second and 
third projections each require annual average labour force growth of 
between 2.9% and 3.0% and would therefore appear to be reasonable on 
our assumption that a 3.0% labour force growth rate should be antici- 
pated for the Halifax CMA. The difference between the second and third 
population projections in 1986 is less than 2% so that there is no par- 
ticular reason to select one in preference to the other. However, in 
order to develop estimates of probable Halifax CMA and CBD land-use re- 
quirements in the following part of the report, it has..been necessary 
to select one population projection; and we have therefore selected the 
third population projection which is derived from the Nowlan regional 
estimates to use as a base for the land-use projections which follow. 


While the population projection which we have selected is somewhat lower 
than both the Dartmouth report (1965) projections and.the Canadian- 
British Engineering projections of 1956, it nevertheless represents a 
challenging goal, if our assumption that defence services will stabilize 
is correct. 


The table below adjusts the third projection to the Census years and 
indicates the numerical strength of the labour force at 40% of the popula- 


tion. 


Halifax CMA - 1961-1986 
Population and Labour Force Projections 


1961 1966 1971 1976 1981 1986 
Population 183,900 205,500 229,500 257,500 290,000 326,000 


Labour Force 82,953 82,200 91,800 103,000 116,000 130,000 


lt should be stressed that neither the population nor the labour force 
projections are designed to reflect the typically cyclical nature of the 
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HALIFAX CMA - 1961-1986 
POPULATION PROJECTIONS 


1961 1966 1971 1976 1981 


YEARS 


—___——- Canadian Urban Economics Projection 
eoccne- Illustrative Population Growth 
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1986 


economic growth. As a result, the actual population growth in 1966 or 
1971, for example, may be higher or lower than our projections for those 
years. The graph on the facing page indicates the manner in which actual 
population growth might follow the general trend of our projections with- 
out producing the same population figures for any given year. 
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THE CITY of HALIFAX | 
CENTRAL BUSINESS DISTRICT 


PART I11 


INTRODUCT1ON 


In the following part of the report, additional space or unit require- 
ments are projected for selected land uses within the Halifax CBD. The 
Halifax CBD (see map opposite) is defined as the area bounded by Proctor 
Street on the north, the Citadel Hill and the Nova Scotia Technical 
College on the west, the Ocean Terminals to the south, and the harbour 
to the east. I|t contains approximately 181 acres in an area approxi- 
mately lz miles long by 3 mile wide, which slopes fairly steeply towards 
the harbour. The core of the CBD as defined in the Draft Master Plan 

is the area bounded by Spring Garden Road, Grafton Street, Buckingham 
Street, and Water Street, with major retail and office land uses con- 
centrated in the area bounded by Duke Street, Bedford Row and Hollis 
Street, Blower Street and Argyle Street. Surrounding this area is a 
fringe area of industrial, wholesale and warehousing uses which extends 
from Brunswick Street to the harbour between Buckingham Street and 
Spring Garden Road. North of the fringe, the area is largely cleared 
and currently used for temporary parking, while south of the fringe the 
land use is predominately low-end residential with mixed land uses 
interspersed. At the southern limit of the area, the Nova Scotian 

Hotel and the Imperial Oi1 Building provide the focal points. 


It is our intention in the following paragraphs to identify those land 
uses which should, in our opinion, be particularly considered for in- 
clusion in the Halifax CBD. Having identified the suitable land uses, 
we will then, in the following sections, examine each suitable land use 
in turn, first from the standpoint of total estimated Halifax CMA space 
or unit requirements, and then with respect to estimated Halifax CBD 
space or unit requirements. 


The table below which is taken from the City of Halifax Draft Master Plan 
indicates the interrelationship of present Halifax CBD land uses: 


Acreage Percentage of Total Area 


Industry & Warehousing 49.6 27.3% 
Commercial - Shops & Offices Wes eg, 
Residential (Predominant Use) 9.9 5.6 
Hotels O75 Bae, 
Government 9.2 Era 
Institutions, Churches, Schools, 

Library 4.9 259 
Clubs §& Entertainment So 7 20) 
Open Space Se leg: 
Parking Lot 1.8 1.0 
Parking Garages 0.9 0.5 
Streets 51.7 28.6 
Vacant Land 19.3 10.6 

Total 181.5 100.0% 
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Examining the various land uses which make up the content of the 
Halifax CBD and drawing upon our experience in the central business 
districts of other major urban areas, it is our opinion that an 
economic analysis of the Halifax CBD should be principally concerned 
with residential, office,and retail land uses. Ancillary uses such 
as cultural and commercial recreational facilities, institutional 
land uses, and parking facilities, which tend to complement and round 
out the principal CBD land-use ingredients should also be considered. 


While industrial land uses, including warehouse and wholesale uses, 
presently account for some 27.3% of the CBD area, most of these uses 
are separated from the core of the CBD and concentrated between Water 
Street and the harbour (notable exceptions to this general observa- 
tion are Moirs Ltd. and the Halifax Herald Ltd.). Industrial use of 
CBD land tends to concentrate in fringe CBD locations because of the 
high land values typically generated by commercial and office uses 

in the CBD core. Because of the limited area in which major commercial 
and office uses are presently concentrated within the Halifax CBD, it 
is reasonable to anticipate that growth of these land uses will result 
in an expansion of the CBD core area in the years ahead. 


As these primary CBD land uses spread into the balance of the CBD, the 
higher land values generated by more intensive land use will probably 
result in a move by some CBD industries to the suburbs. 


Certain of the light industrial land uses, and in particular the ware- 
house and wholesaling industries, derive substantial benefits from CBD 
locations and may be expected to maintain fringe CBD locations, con- 
centrated between Water Street and the harbour. We would anticipate 
that, as a result of changing land-use patterns in the Halifax CBD, 
industrial land use within the CBD will diminish as some industry 
moves to non-CBD locations, while the wholesale and warehouse sectors 
consolidate activities in purpose-built and more efficient CBD fringe 
locations. 


Under the circumstances, while suggesting that there will be a gradual 
reduction in the amount of CBD land occupied by industry, it is not 

our intention to examine industrial growth from a CMA standpoint since 
projected industrial land-use growth in the Halifax CMA will not, in 
our opinion, provide any indication of the probable industrial land-use 
requirements for the Halifax CBD. 


Insofar as appropriate CBD land uses are concerned, each is dealt with 

in turn in the following sections. The current inventory is estimated 

and projections made of the probable cumulative CMA and CBD space require- 
ments to the year 1986. The land-use classifications used by us for the 
purposes of this report have been somewhat modified to suit the land-use 
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inventory data which were available to us. The land-use classifications 
in the order in which we have dealt with them are as follows: 


1. Residential 
a. Single Family 
b, Multifamily 
2. Retail 
a. Retail Stores 


b. Service Retail (i.e., barber shops, beauty shops, restaurants, 
etc.) 


3. Offices 

a. Medical/Dental 

b. Nongovernment © 

c. Government 
4, Transient Housing (hotels and motels) 
5. Other Uses 

a. Commercial Recreational 

b, Institutional 


c. CBD Parking 
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SECTION | 


RES IDENT IAL 


Introduction 


In the following section of this report, Halifax CMA dwelling 
characteristics are examined, and the number of additional dwelling 
units required to house the projected Halifax CMA population in- 
creases is estimated. In order to project the total new dwelling 
unit requirements for the Halifax CMA, estimates are made of the 
extent to which existing dwelling units will require replacement 
and of the average number of vacant dwelling units that are likely 
to be available from time to time. Having estimated the total 
number of new dwelling units required, recent trends in dwelling 
unit construction are examined for the Halifax CMA and a selected 
group of other Canadian metropolitan areas, and an estimate is made 
of the percentage of total dwelling unit construction which is 
likely to be composed of apartment and row housing dwelling units. 


On the assumption that any residential development within the 
Halifax CBD will be of the multifamily (apartment or row housing) 
variety, an estimate is then made of the extent to which multifamily 
residential development should be planned for the Halifax CBD. 


It should be stressed that this section on residential requirements 

is concerned with private rather than government ~-sponsored develop- 
ments. Future low rental or subsidized housing projects like the 
Uniacke Square development are not therefore taken into consideration, 
and our projections of additional single family and multifamily 
requirements exclude units of this type which may be developed to 
replace existing housing. 


Hal ifax CMA Dwelling Unit Requirements 


A number of sources contain information on the Halifax CMA housing 
stock. Basic information for the year 1961 has been taken from the 
DBS Census statistics of that year and these data have been supplemented 
by reference to annual CMHC statistics and to the Halifax Region 
Housing Survey which was prepared by H. S. Coblentz and published in 
May of 1963. 


The first table on the opposite page shows occupied dwellings by 
type as reported for Halifax City, Dartmouth, and the Halifax CMA in 
1961. In the second and third tables, tenure, length of occupancy, 
residential use, and the period of construction and condition of 
buildings are shown for the occupied dwelling inventory. 
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Having determined the occupied dwelling inventory for a given year, a 
number of factors must be cansidered in projecting the total number of 
dwelling units which will be required in a given area in the future. 
The basic factor is, of course, population. Using the population 
projections arrived at in the previous part of this report, future 
dwelling unit requirements can be estimated by adjusting the ratio 
between population and number of occupied dwelling units to reflect 
current trends and by adding factors to account for vacant dwelling 
units (which are always on the market) and the probable rate of re- 
placement of existing dwelling units. The projected dwelling unit 
requirements can then be broken down between single family and multi- 
family housing on the basis of established and estimated future trends. 


Since population projections have already been completed, the first 
influencing factor to be considered is the ratio between population 
and number of occupied dwelling units. The total number of occupied 
dwelling units in the Halifax CMA in 1961 (42,366) which housed a 
population of 183,946 (4.3 persons per occupied dwelling unit) 
compares with a 1951 inventory of 29,640 (4.5 persons per occupied 
dwelling unit) and a 1956 inventory of 37,171 (4.4 persons per 
occupied dwelling unit). These population-to-dwelling-unit ratios 
compare with other metropolitan areas of Canada, and Canada itself, 
as follows: 


Persons Per Occupied Dwelling Unit 


Selected CMA's 1951-1961 


1951 1956 1961 
Hal ifax 4.5 44 4,3 
Hamilton Biete, 3.8 3.8 
Kitchener Bite) Sw eal 
London char 3.6 3.6 
Montreal 4.2 4.0 3.8 
Toronto 4] 4.0 276 
Canada 4] 4] 4.0 


The range in the number of persons per occupied dwelling unit runs 
from 3.6 (London 1956) to 4.2 (Montreal 1951). All of the selected 
metropolitan areasexhibited a gradual reduction in persons per 
dwelling unit during the 1951-1961 decade. As disposable incomes 
and standards of living increase, it is reasonable to assume that 
the trend towards fewer persons per occupied dwelling unit will 
continue. 


For purposes of this report, we have assumed that the number of persons 


per occupied dwelling unit in the Halifax CMA will decline to 4.2 by 
1971 and 4.1 by 1981. The table following indicates the number of 
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occupied dwelling units that will be required to house the projected 
Halifax CMA population at the declining rate in number of persons per 
occupied dwelling. 


Halifax CMA 1961-1986 


Cumulative Number of Occupied 


Dwelling Units Required 
1961 1966 1971 1976 1981 1986 


Population 183,946 205,500 229,500 257,500 290,000 326,000 
Average Persons . 

Per Occupied DU*x 4.3 4 3 4.2 4.2 4] 4] 
Number of 

Occupied DU's 

Required 42,366 47,790 54,642 61,309 70,731 79,512 


* Dwelling Unit 


The second influencing factor to be considered is the average number 
of dwelling units that are likely to be unoccupied in the Halifax 
CMA at any given time. Both single family and multifamily dwelling 
unit construction tend to be cyclical. In a typical cycle the 
residential housing market moves from periods when a Shortage of 
competitive dwelling units exists. into periods of dwelling unit 
construction which typically continue until the available market is 
somewhat overbuilt. The rate of dwelling unit construction then de- 
clines until a shortage of units again exists, when the cycle is 
repeated. Because of the impossibility of forecasting the cycles 

in residential construction, and in any event because the cycles do 
not necessarily occur for all types of housing at the same time, it 
is not practical to attempt to reflect the cyclical nature of the 
market in the vacancy factor which we use. We have, therefore, 
employed a constant vacancy factor of 5% (which our experience would 
indicate is reasonable for planning purposes) to arrive at the total 
number of dwelling units which will be required (not including re- 
placement) during the period of our projections. 
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HALIFAX CMA 1961 


OCCUPIED DWELLINGS BY PERIOD OF CONSTRUCTION 
SHOWING SPECIFIED DWELLING ATTRIBUTES 


Average Dwellings Dwellings with 


Number in Bath or 
of Rooms Need of Shower 
Period of per Ma jor Running (exclusive 
Construction Total Dwelling Repair Water Use) 
All Dwellings - 42,366 5.1 2,661 40,913 35,245 
Before 1920 13,338 5.0 1,842 13,002 9,263 
1920 - 1945 10,846 5.4 529 10,309 9,217 
1946 = 1959 16,734 5.1 280 16,202 15,385 
1960 = 1961 1,448 5.1 * 1,400 1,380 


SOURCE: 1961 Census of Canada, Vol. 22. 


Less than 100, figures not available. 


HALIFAX CMA 1961 


OCCUPIED DWELLINGS BY TYPE AND TENURE 
SHOWING PERIOD OF CONSTRUCTION, 
LENGTH OF OCCUPANCY, AND CONDITION OF DWELLING 


Period of Construction 
Before. 1920- 19L6- 1960- 


Type of Dwelling and Tenure Total. 1920 1945 1959 1961 
All Dwellings 42,366 13,338 10,846 16,734 1,448 
Owned 23,234 4. 986 Ga2034 9,982 1,003 
Rented 19515205 26,3520 34503) 65/52 4s 
Single Detached 23,450 4,180 7,737 10,578 955 
Owned 193372) oel05 me =655798et0 076 914 
Rented 4,078 e077 1,358 1,602 c 
Single Attached 3,709. 724551 587 614 
Owned 1,452 984 260 197 
Rented 27337) Volie 567, 327 417 
Apartment or Flat 14,880 6 ,607 Pd VPP) 5,330 42] 
Owned 2,178 899 624 607 : 
Rented 12,702 5,708 1,898 23 Sys) 


SOURCE: 1961 Census of Canada, Vol. 2.2. 


* Less than 100, figures not available. 
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34,991 
9,520 
9,042 

15 ,085 
1,344 


Dwellings 
in Need of 


Major Repair 


2,661 
89k 
1,767 
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Hal ifax CMA 1961-1986 


Cumulative Number of Dwelling Units Required 
196] 1966 1971 1976 1981 1986 


Occupied Dwelling 


Units 42,366 47,790 54,642 61,309 70,731 79,512 
5% Vacancy Factor Cape Saas 2 1o5 le apd 2s, 0 Ores, Zea 3 fie ee AAA LOS 


Total Dwelling 
Units 4,596 50,305 57,518 64,536 74,454 83,697 


The final factor which must be considered in order to arrive at the 
total number of dwelling units which will be required in the Halifax 
CMA during the projection period is the extent to which the existing 
inventory will require replacement as a result of demolition or 
conversion to nonresidential use. While there is no way of esti- 
mating the extent to which competitive dwelling units will be con- 
verted to nonresidential use, a number of indices is available 

to assist us in estimating the probable extent to which the current 
housing stock will require replacement as a result of obsolescence 
and demolition. 


The tables opposite indicate the period of construction of occupied 
dwellings within the Halifax CMA, the number of dwellings in need of 
major repair, and the number of dwelling units which contain the 
sort of conveniences which are nowadays considered standard. The 
second table indicates type of tenure and length of occupancy and 
provides a breakdown between single~detached, single7attached, and 
apartment=type dwelling units. A number of significant statistics 
is available from the tables. In the first place, the number of 
occupied dwellings reported in need of major repair in 1961 (2,661) 
is substantially less than the 1951 figure of 4,050. The improvement 
in the number of occupied dwellings requiring major repair is 
accounted for as follows: 


Halifax CMA 


Change in Inventory of Occupied Dwellings 
Requiring Major Repair (1951-1961 


Fle Numer ical 

1951 1961 = __Change_ 
Halifax 2,490 1,527 Compre) 
Dartmouth 410 439 29 
Fringe Areas 13150 695 (- 455) 
CMA 4,050 2,661 (-1 , 389) 
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Of the total occupied dwelling unit stock in 1961, 32% was constructed 
before 1920 and 57% prior to 1946. As might be expected, having re- 
gard to the manner inwhich the Halifax CMA has developed, 78% of the 
occupied dwellings constructed prior to 1920 is located within the City 
of Halifax itself. It is interesting to note that approximately 43% 

of the occupied dwelling units requiring major repair is apartments 
rather than single attached or detached houses. 


The tables also indicate that some 1,453 (3.4%) of the occupied dwell- 
ings within the Halifax CMA do not have running water, while 1,12] 
(16.8%) and 7,375 (17.4%), respectively, do not have exclusive use of a 
bath or shower or a flush toilet. The age and condition of the in- 
ventory and the degree to which it incorporates reasonable amenities 
provide some indication of the extent to which existing units may re- 
quire replacement in the years ahead. It is impossible to be definitive 
about the rate at which replacement will occur. However, having regard 
to the above-noted statistics and bearing in mind that they do not re- 
flect obsolescence or need of repair in unoccupied dwelling units, it 
would be our opinion that local authorities within the CMA should anti- 
cipate replacement of the 1961 housing stock at an average rate of 2% 
per year, with most of the replacement occurring within the City of 
Halifax itself. Of course, actual figures for any given year may be 
substantially higher or lower and can be significantly influenced upward 
by clearance connected with renewal programmes. The table below adjusts 
the projected total number of dwelling units by the replacement factor 
and then, by subtracting the estimated 1961 dwelling unit inventory, in- 
dicates cumulatively the number of new dwelling units which will be re- 
quired in the Halifax CMA during the period 1961 to 1986. 


Halifax CMA 1961-1986 
Total Cumulative Number of Dwelling Units Required 
1961 1966 19711976 = 1981-1986 
Total DU's 4h 596 50,305 57,518 64,536 74,454 83,697 
Replacement @ 2% 


1961 !tnventory Per 
Annum 4 460 4,460 4,460 4,460 4,460 


Less 196] 
Inventory 44 596 44,596 44,596 44,596 44,596 


Total Cumulative 
DU's Required -- 10,169 
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Projected Multifamily Dwelling Unit Requirements 


Having estimated the total number of new dwelling units required, we 
will examine recent trends in dwelling starts in the Halifax CMA and in 
other Canadian metropolitan centres in order to identify the extent to 
which apartments rather than single dwellings may fill the need for ad- 
ditional dwelling units within the Halifax CMA. 


The tables in Appendix B show the percentage of the occupied dwellings 
stock which was made up of apartments in 1951 and 1961, and the dwelling 
starts by type for selected metropolitan areas for the period 1958 to 
1964. Of the selected metropolitan areas, Montreal had the highest per- 
centage of apartments in its occupied dwellings stock (51% in 1961, ex- 
cluding duplexes) while St. John's had the lowest percentage. The average 
share of apartments in selected CMA's in 1961 was 20.1%, while the average 
excluding Montreal (whose apartment representation is abnormally high) 

was 15.7%. The Halifax CMA with 21.2% of apartments (excluding duplexes) 
in 1961, would therefore appear at that time to have been wel! represented 
by apartments in its total housing stock. 


The table showing the percentage which apartment starts were of total 
dwelling starts in the period 1958 to 1964 indicates the marked trend 
towards a rapidly increasing percentage of apartment starts, including 

row housing, in urban areas. Dwelling starts in the Halifax CMA contained 
30.9% of apartments in 1958, and this percentage had risen to 62,6% in 
1964. There is every indication that a high percentage of apartment starts 
will continue into the immediate future. 


In our opinion, it would be reasonable for planning purposes to project 
multifamily dwelling unit construction at an average of 50% of total 
dwelling unit requirements during the period covered by this report. The 
breakdown between types of additional dwelling units would, therefore, be 
as follows: 


Halifax CMA 1966-1986 


Cumulative Dwelling Unit Requirements 


(by type) 
1966 1971 «197619811986 
Total Dwelling Units 10,169 17,382 24,400 34,318 43,561 
Apartment and Row Housing 
@ 50% 5,084 8,691 12,200 17,159 21,780 
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Projected Multifamily Unit Demand - Halifax CBD 


With respect to CBD residential land-use requirements, it is reason- 
able to assume that any developments will be of the multifamily 
variety. Present residential accommodation within the CBD is almost 
entirely of the two- and three-storey dwelling type and houses a 
population which was estimated at 3,500 in the Draft Master Plan. 


During our field survey, it was noted that no new residential con- 
struction is apparent within the CBD. Most of the existing dwelling 
units are concentrated in the southern end of the CBD and would 
appear to be generally in fair to poor condition. Currently, the 
major multifamily development within the Halifax CMA is located in 
the area of the Halifax Shopping Centre. Recent major multifamily 
construction has taken place in the Spring Garden Road, South Park 
Street area where some 800 new multifamily dwelling units will have 
been added to the housing stock when the major South Park Street 
development is completed. While the new construction will probably 
satisfy the immediate need for relatively expensive multifamily 
accommodation, there would appear to be little in the way of modern 
multifamily accommodation in the general downtown area for the middle 
and lower-middle income group. 


Generally speaking, the equity requirements for single family home 
ownership and the maintenance and management problems involved, when 
not offset by the need to provide children with the comparative 
freedom which is available in single family accommodation, makes 
multifamily accommodation particularly attractive to single persons, 
young couples without children, and the elderly. Because of increas- 
ing commuter transportation problems and crowded traffic arteries from 
suburbs to downtown areas, recent years have seen a substantial in- 
crease in multifamily developments within the downtown areas of our 
larger cities. People without children who either work in the down- 
town or who are retired and wish to be convenient to downtown facili- 
ties constitute the major source of demand for this type of close-in 
accommodation, while families with children constitute a more limited 
source of demand, frequently because of the lack of adequate school 
facilities within the downtown area. 


While commuter problems in the Halifax CMA do not compare with the 
problems apparent in Toronto or Montreal for example, the suburbs 
are pushing out further and further from the central city and the 
time spent commuting from the suburbs can be expected to constitute 
a growing factor in the demand for multifamily accommodation con- 
veniently located to the downtown area. 


Having regard to the foregoing, it would be our opinion that the 


CBD and CBD fringe area could absorb 25% of the additional Halifax 
CMA multifamily unit requirements during the period covered by our 
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projections, assuming that a satisfactory environment for multifamily 
development in the CBD can be established. 


Halifax CBD and Fringe Cumulative 
Additional Multifamily Unit 


Requirements 
(1966-1986) 
1966 = 1971 1976 1981 1986 


Halifax CMA Cumulative 
Multifamily Unit 
Requirements 5,084 8,691 12,200 17,159 21,780 


Halifax CBD & Fringe 
@ 25% V27le 25173, 3,050 4,289 5,445 


It should be noted that, although under given circumstances a rela- 
tively accurate projection of apartment demand can be made for a 
specific location, the degree to which the Halifax CBD will develop 
as a location for multifamily units depends largely on the following: 


1. The actual redevelopment achieved in the Halifax CBD and the 
provisions made for apartment areas. 


2. The ability of developers to assemble appropriate parcels of 
land in the central area at a cost which will enable reason- 
able rentals to be charged. 


3. A favourable and cooperative attitude on the part of the 
Halifax City Council towards such developments. 


It is difficult to evaluate the degree of success that particular types 
of multifamily development will enjoy in a metropolitan area such as 
Halifax. Unique new apartment developments may to a greater or lesser 
degree create their own demand regardless of current trends within the 
market. However, the economics of locating multifamily units ina 
central location suggest that serious consideration should be given 

to the development of major high-rise multifamily structures in the 
downtown area. This Opinion is further supported by recent experiences 
in Toronto and other major cities in Canada. 
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SECTION || 


RETAIL TRADE 


This section of the report presents a general evaluation of the Halifax 
CMA**retail market and projects future Halifax CMA retail space requirements 
to the year 1986. Having projected CMA retail space requirements, the 
Halifax CBD‘ retail role is examined in the context of the Halifax CMA mar- 
ket. After considering alternative retail development possibilities for 
the Halifax CBD, an estimate of CBD retail space requirements is made based 
upon our best judgment as to the probable rate of retail growth within 

the CBD. 


Halifax CMA Retail Trade Area 


For purposes of this report, we have defined the trade area of the Halifax 
CMA as the Halifax CMA itself. Because of the concentration of population 
within the CMA and the relatively sparse population in the balance of 
Halifax County, it is in our opinion reasonable to assume that not more 
than 5% to 7% of the retail sales reported for the Halifax CMA are made to 
residents of the nonmetropolitan portion of the county. While we appre- 
ciate the fact that some retail sales are made from the Halifax CMA to 
visitors from other urban areas, the considerable travelling distances in- 
volved would tend to work against extensive retail sales by Halifax CMA 
retail facilities to visitors from beyond the boundaries of Halifax County. 
Under the circumstances, we have assumed that not more than a total of 15% 
of the Halifax CMA retail sales iS made to transients or to customers who 
reside beyond the limits of the Halifax CMA and make occasional shopping 
trips to Halifax. This additional volume of retail sales from outside the 
CMA should not be considered as a specific’ added factor since, in our ex- 
perience, it tends to be offset at least in part by the retail expenditures 
which trade area residents make outside their trade area. 


Retail Categories 


For analytical purposes, retail facilities have been grouped in the fol low- 
ing categories: 


1. Comparison goods category. In this category are included all gen- 


eral merchandise outlets (i.e., department stores and variety 
stores); apparel, shoe, and dry good stores; household furniture 
and appliance stores; and the specialty store group (i.e., jew- 
ellery, luggage, sporting goods, musical instruments, etc.). The 
category is called ''comparison goods'' because it generally in- 
cludes all retail stores which market the type of merchandise for 
which the customer will typically travel the greatest distance in 
order to shop and compare price, quality, and style of merchandise 
before selecting an item to be purchased. 


lt will be recalled that the Halifax CMA is the Census metropolitan area 
which includes Halifax, Dartmouth, and the suburbs while the Halifax CBD 
is the central business district of the City of Halifax and is contained 
between the waterfront on the east, the Citadel on the west, Proctor 
Street on the north, the Nova Scotian Hotel to the south. 
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Comparison Goods 


General Merchandise 
Apparel/Accessories 
Furniture/Appl iances 
Other 


Subtotal 


Convenience Goods 
Food 

Drug 

Hardware 
Beer/Liquor 


Subtotal 


Other Retail 


Automotive 
Miscellaneous 


Subtotal 


1961 RETAIL SALES* 


HALIFAX CMA 


Halifax CMA Retail Sales Per Capita 
1961 Retail Halifax CMA 
Sales (Population 


(000's) 183,946) Nova Scotia Canada 


35 592.0 Ss 193 

14, 398.6 78 

Aer rane: oy 

7,425 2 42 
$ 67,185.8 § 365 $243 $277 
$ 53533076 S$ 290 

5,709.2 3] 

160226 5) 

VL 25185 61 
$ 71,894. 1 S391 $292 $316 
$ 52,740.0 S287 

7,954.6 443 
$ 60,694. 6 $ 330 $252 $288 
g199,7/4.5 $1,086 9787 3881 


SOURCE: 1961 Retail sales data from Vol. 6.1, 1961 Census of Canada. 
For basis of calculation, see text on page 45. 


(Ht) 


HAL | FAX CMA 


PER CAPITA RETAIL SALES - 1961-1986* 


1961 1966 1971 1976 1981 1986 
Comparison Goods 
General Merchandise Sel Osama me cO2 nS? 92) 308 sub eee. 6S. 232065 2H 
Apparel /Accessories 78 82 86 90 94 98 
Furniture/Appl iances 52 55 57 60 62 65 
Other 42 Lh 46 48 50 52 
Subtotal SoresO5) 9) 303 5) 402 §S°420 5 1438 5 2456 
Convenience Goods 
Food peee90i wo) 305) 5.3197 5° 3340 5 366. 55.0363 
Drug 3) 33 34 36 37 39 
Hardware 9 9 10 10 11 11 
Beer/Liquor 61 64 67 70 73 76 
Subtotal S739) Se hil’ § (430 § 450 § be9 § ho 
Other Retail 
Automotive Sue2o/) 5) L30l) Ss) 316: .§ 330. 6 344,05 359 
Miscellaneous 43 4s 47 Lie) 52 54 
Subtotal oeees SUee nat 346 Sy 303250379965 26396; S 213 
TOTAL $1,086 $1,140 $1,195 $1,249 515303 51 356 


SOURCE: 1961 Retail sales data from Vol. 6.1, 1961 Census of Canada. 
For basis of calculations, see text on page 45. 
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Population 


Comparison Goods 


General Merchandise 
Apparel /Accessories 
Furniture/Appl iances 
Other Comparison 


Subtotal 


Convenience Goods 
Food 

Drug 

Hardware 
Beer/Liquor 


Subtotal 
Other Retail 
Automotive 
Miscellaneous 


Subtotal 


TOTAL 


SOURCE: 


PROJECTED RETAIL VOLUME POTENTIAL - 1961-1986: 


1961 
183, 946 


35 7092.0 
14, 398.6 
9,552.2 
7642.2 


$ 67,185.8 


9 53,330.09 
5,709.2 
1,602.6 


HALIFAX CMA 


(000's) 


1966 


205,500 


$ 41,511.0 
16,851.0 
11,302.5 
9,042.0 


> 78,/06.5 


5. 02,077. 
,781. 
, 849, 

De 


1971 


229,500 


$ 48,883.5 
195737 «0 
13508155 


10,557.0 
9 92,259.0 


S$ 73,210-5 
7,803.0 
2,295.0 


1976 
257,500 


$ 57.165.0 
23,175.0 
15,450.0 


12, 360.0 


$108,150.0 


$ 86,005.0 
9,270.0 
2,575.0 


WeZ5Ns Alley ae) i55376.5 18 025.0 


$ 71,894. 1 


$ 52,740.0 


$ 84,460.5 


$ 61,855.5 


$ 98,685.0 


Sey eazen0 


$ 60,694.6 


$7 1,103.0 


5703530 0.5 
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$115,875.0 


9 84,975. 


0 
i2z761j725 


PO) s092.5 


1981 


290,000 


$ 67,280.0 
27 , 260.0 
17,980.0 
14,500.0 


2 


$127,020.0 


$100,920.0 
10,730.0 
3,190.0 
21,170.0 


ae Se Ae 


$136,010.0 


$ 99,760.0 
15,080.0 


— 2 


$114,840.0 


1986 


326,008 
$ 78,566.0 
31,948.0 


21,190.0 


1695220 
A ae 


sie 
12370 
3,586.0 


24,776.0 


$159,414. 0; 
| 


$117,034.0 


17,604.0 


$134, 638.0) 


$442 708.0 


1961 figures from Vol. 6.1, 1961 Census of Canada. 


2. Convenience goods category. This category includes food, drug, 


hardware, and liquor and beer stores. The type of merchandise 
carried does not normally result in comparison shopping, and the 
customer therefore typically shops at the neighbourhood store 
which is usually located convenient to the local population which 
supports it. 


3.  !'0ther'' retail category. In the other retail category we have in- 
cluded all retailers of automotive products including service 
stations, parts and accessory shops, motor vehicle dealers, and 
motor vehicle repair shops, together with fuel and fuel oil 
dealers, motor cycle dealers, and ice dealers. 


4, Service retail category. This group,which is dealt with separ- 
ately at the end of this section, includes the wide variety of 


personal and other services which is normally available in an 
urban area. While the group is defined in detail elsewhere in 
the report, it includes barber and beauty shops, laundry and dry 
cleaning establishments, and eating and drinking facilities. 


Halifax CMA Per Capita Sales - Actual and Projected 


The table opposite the preceding page sets out the retail sales reported 
for the Halifax CMA for the year 1961 and indicates per capita sales by 
store type. For comparison purposes, the per capita sales for the Province 
of Nova Scotia and for Canada are shown for each of the three major cate- 
gories. The variation in sales per capita between the Halifax CMA, Nova 
Scotia, and Canada follows the same pattern as exists with respect to per 
capita wages and salaries with the Halifax CMA at the high point, followed 
by Canada and then the Province of Nova Scotia. 


In order to project total sales by store type in the table on the preced- 
ing page, we have increased per capita sales by 1% per year to reflect the 
probable effects of inflational economic trends and the anticipated in- 
crease in real income levels. By applying our population projections to 
the estimated per capita expenditures by store type, the table opposite 
estimates retail expenditures to 1986. Our projections indicate an in- 
crease in total retail sales of approximately 122% in the 25 years between 
1961 and 1986, or an average annual increase of approximately 4.9%. 


In order to convert projected dollar sales into estimates of space require- 
ments for the various store types, it is necessary firstly to establish 
average retail per square foot sales levels applicable to the Halifax CMA. 
It should be stressed at the outset that the per square foot sales levels 
which we project as being reasonable for the Halifax CMA are not intended 
to reflect either maximum physical capacity of given store types or 

actual sales levels for particular stores but, rather, the average level 

for each store type within the complete spectrum of the Halifax CMA retail 
market. 
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Comparison Goods 


General Merchandise 
Apparel /Accessories 
Furniture/Appliances 
Other 

Total 


Convenience Goods 


Food 

Drug 

Hardware 

Beer/Liquor 
Total 


Other Retail 
Automotive 


Miscel laneous 
Total 


SOURCE: 1961 Retail sales data from Vol. 6.1, 1961 Census of Canada. 


Per «Sq.Ft, 
Sales Levels 
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TOTAL RETAIL SPACE REQUIREMENTS - 1966-1971 


(000's Sq. Ft.) 


1966 


13037.8 
280.8 
32209 
120.5 

ley 6220 


742.2 


883.6 


1,089.1 
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1971 


[2228 
328. 


373. 


140. 
2,065. 


5. 
868. 


1,036. 


1,275. 


WyjOoONM \o — 


1976 


1,429.1 
386.2 
hy 4 
164.8 

Phas 


1981 


1,682. 


0 


454.3 


DB lisa 
193. 
2,843.3 


7 
3 


N 
oO 
On 
wo 


Although there will have been some increase in retail sales in the Halifax 
CMA since 1961, and some adjustment in retail store space, a broad esti- 
mate of actual sales levels can be obtained by comparing the current in- 
ventory of retail space with retail sales as reported by DBS for 1961. On 
this basis, actual sales levels for the Halifax CMA would appear to fall 
within the following ranges: 


Halifax CMA 
Actual Sales Levels 


Sales Levels ($ Per Square 
Foot of Total Store Area 


Comparison Goods S41 - $ 44 
Convenience Goods $106 - $114 
Other Retail S67 535 /2 


Having regard to current sales levels in the Halifax CMA and to our ex- 
perience in other areas, we have assumed the following average sales levels 
for the Halifax CMA: 


Halifax CMA 


Average Sales Levels 


Sales Levels ($ Per Square 
Foot of Total Store Area 


Comparison Goods $45 
Convenience Goods $114 
Other Retail 5.65 


The table on the opposite page: estimates total space requirements by store 
type by applying the average per square foot sales levels to the estimates 
of total sales. 


Halifax CMA Retail Inventory 


Having estimated total retail space requirements for the Halifax CMA, cumu- 
lative additional space requirements can be estimated by subtracting the 
current CMA retail inventory. The map opposite the following page indicates 
major retail areas and shopping centres (including the proposed Penhorn Mal] 
shopping centre) within the boundaries of the Halifax metropolitan area. 
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An inventory of major retail areaswas conducted by Canadian Urban Economics 
in March, 1965, and comparison and convenience retail space in the major 
retail areas was estimated as follows: (Numbers rounded to nearest 1,000.) 


Square Feet 


CBD 300,000 
Gottingen Street 215,000 
Spring Garden Road 95,000 
Quinpool Road 55,000 
Halifax Shopping Centre 288 , 000 
Simpsons-Sears Shopping Centre 126,000* 
Bayers Road Shopping Centre 123,000 
Dartmouth 311,000 
Total 1513, 000 


* Excludes warehouse and mail order facilities. 


Because of the extent to which convenience and ''other'' retail space (which 
includes by definition all of the automotive space) is scattered through- 
out the Halifax CMA, it was impractical to attempt to take inventory of all 
retail facilities within the metropolitan area. However, based upon an ex- 
amination of available retail sales data, we would estimate the total retail 
inventory for the Halifax CMA at approximately 3,000,000 square feet. 


Examining the major retail areas within the CMA, the Halifax CBD retail 
facilities would appear to have been reduced by approximately 125,000 square 
feet since our previous inventory of majorretail areas which was taken in 
1958. Most of the reduction results from the move by The T. Eaton Co. 
Limited from downtown to the Halifax Shopping Centre and the smaller amount 
of space occupied by Woods department store after its move from premises on 
Granville Street to Barrington and Prince Streets. The present retail con- 
tent of the CBD is made up of a high concentration of fur and jewellery 
stores, a wide range of shoe and apparel facilities, a good quality furni- 
ture store, and a quantity of variety store space. 


In the erea of the Halifax Shopping Centre, The T. Eaton Co. Limited and 
Simpsons-Sears are located on opposite properties and represent some 
275,000 square feet of department store space. This space is supported by 
an additional 138,000 square feet of other retail stores in the Halifax 
Shopping Centre for a total retail inventory of approximately 413,000 
square feet. The older Bayers Road Shopping Centre, which is anchored by 
a food supermarket and variety store, provides additional retail strength 
to this general area in the Halifax CMA. 
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CUMULATIVE ADDITIONAL RETAIL 


SPACE REQUIREMENTS - 1966-1986 
(000's Sq.Ft.) 


1965 
Estimated 
Inventory 1966 1971 1976 1981 1986 

Comparison Goods 
General Merchandise 1,015.9 21.9 206.2 413.2 666. 1 948. 3 
Apparel /Accessories 300.9 -- 26-0 85.3 153.4 231.6 
Furniture/Appl iances 245.9 77.0 127.6 195.5 267.8 359.5 
Other 91.6 28.9 49.2 ee UO 67 134.4 

Subtotal 1,654. 3 127.8 lee 767.2. 1,109.0 » 673-9 
Convenience Goods 
Food 450.0 Wess 160.1 266.7 391.0 536.1 
Drug 100.0 23a 41.8 68.5 95.1 IS 62 
Hardware 50.8 220 14.8 33.8 LO. 3 51.6 
Beer/Liquor 36.7 heal 14.5 2353 33.9 45.9 

Subtotal 637.5 104.7 AS| 6 2 381.3 560.3 764.8 
Other Retail 
Automotive 750.0 13370 286.0 L64.0 675.1 921.9 
Miscellaneous 150.0 55.5 89.7 130.4 185.1 Ju ez 

Subtotal 900.0 189.1 3/567 594.4 Son 2aeeloset 

TOTAL Slices! 421.6 Olea 1,742.9 2,609.5 370017 


SaaS SSS SO TS TL SSS eS 


SOURCE: 1961 Retail sales data from Vol. 6.1, 1961 Census of Canada. 
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Additional major retail concentrations with the City of Halifax are located 
on Quinpool Road (where the retail space is predominantly of the convenience 
goods type), Gottingen Street (which contains a fairly broad cross section 

of comparison and convenience goods), and Spring Garden Road (where better 
class ladies' apparel and other specialty stores appear to have concentrated). 


In the City of Dartmouth, the most significant retail area will be in West- 
phal /Woodlawn, once the Penhorn Mall Shopping Centre is open. The K-Mart and 
Woolco stores will represent some 200,000 square feet of space supported by 
additional retail space within the two shopping centres and the Sobey Centre 
which adjoins the K-Mart site. 


The Portland Street and Commercial Street retail area, while containing some 
70 retail and service stores, does not have a significant amount of competi- 
tive major retail space. This area functions in a somewhat similar capacity 
to the Gottingen Street retail area which principally serves the residents 

of the areas adjoining it. The other major retail area is located in the 
Dartmouth Shopping Centre (which is strategically placed at the entrance of 
the Angus L. MacDonald bridge and has recently been expanded by the inclusion 
of additional retail space adjoining a new Sobey food supermarket). The 
Dartmouth Shopping Centre, like Bayers Road, is anchored by a food supermarket 
and a variety store and contains a broad range of other retail store types. 


By subtracting the estimated Halifax CMA retail inventory of approximately 
3,000,000 square feet from our projections of total retail space requirements, 
the table on the opposite page indicates estimated cumulative additional 
retail space requirements for the Halifax CMA for the period 1966 to 1986. 


While a limited amount of demand for additional retail space can be identified 
for the year 1966, approximately 1,000,000 square feet of additional space 
could be absorbed by 1971, while total retail space needs should more than 
double during the 20 years covered by our projections. 


Service Retail] 


The service retail category has been broken down into two sections: in the 
first, under ''personal services;' are included barber shops, beauty shops, 
laundry and dry cleaning establishments, shoe repair, and other personal 
services; while in the second, under ''other services,'' we have included 
eating and drinking establishments, funeral, photographic, and other services. 


The tables following show 1961 reported sales for each section. By divid- 


ing population into total sales, the 1961 per capita sales levels for per- 
sonal services and other services are shown at the foot of the tables. 
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RETAIL SERVICES SPACE REQUIREMENTS - 1966-1986 


1966 197] 1976 
Population 205,500 229,500 257,500 


Personal Services 


Per Capita Sales $28 $29 $30 
Sales Projection (000's) S55 754.0 $96 ,055.5-9 7,725.0 
Space Requirements @ $35 Per Sq. 

Ft. (000's Sq.Ft.) 164.4 190.2 22057 
Less 1961 Inventory (000's Sq.Ft.) 139.0 139.0 139.0 
Estimated Cumulative Additional 

Space Requirements (000's Sq.Ft.) 25.4 51.2 Oley 


Other Services 


Per Capita Sales $79 $83 $87 
Sales Projection (000's) $16,234.5 $19,048.5 $22,402.5 
Space Requirements @ $35 Per Sq. . 

Fe. (000"S Sq.Ft.) 463.8 5442 640.1 
Less 1961 Inventory (000's Sq.Ft.) 396.1 396.1 396.1 
Estimated Cumulative Additional 

Space Requirements (000's Sq.Ft.) 67.6 148.1 244.0 
NOTE: ''Business Services'' is included in ''Office.!' 


RETAIL SERVICES TOTAL 


CUMULATIVE ADDITIONAL SPACE REQUIREMENTS 
(000's Sq.Ft.) 


1966 1971 1976 

Personal Services 25.4 51.2 rel RAW) 
Other Services 6707 148.1 244.0 
TOTAL 93.1 INS }S Jeet) cy Abieal| 


SOURCE: 1961 Census of Canada. 
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198] 
290 ,000 


Boe 
$ 9,280.0 


$90 
$26,100.0 


1986 


326,000 


1961 Per Capita Sales Levels 
CogaTS) 


Population 183 ,946 

Personal Services Other Services 

Barber $§ 548.0 Eating/Drinking $ 8,985.8 
Beauty 970.1 Funeral Services 648 .2 
Dry Cleaning/Laundry I735%2 Photography 566.7 
Shoe Repair 260.8 Other 520672 
Other 1,351.4 

Total 34 865.5 Total $13 ,861.9° 
Per Capita Sales $26.45 Per Capita Sales $75.35 


SOURCE: 1961 Census of Canada, Vol. 6.2. 


Assuming a rising level of per capita sales and at an estimated sales 

level of $35 per square foot, total space requirements are estimated to 

the year 1986 in the tables on the opposite page. Again, because of the 
wide dispersal of retail service establishments throughout the Halifax CMA, 
no retail service inventory was available. However, by calculating the 
1961 inventory at an assumed sales level of $35 per square foot of reported 
sales, estimated additional space requirements have been shown. 


Halifax CBD Retail Space Requirements 


In the table following, the projected Halifax CMA retail additional space 
requirements are set out to the year 1986: 


Cumulative Additional 


CMA Retail Space Projections - 1966-1986 
(Sq.Ft.) 


1966 1971 1976 1981 1986 
Comparison Goods 127 ,800 411,200 767 ,200 1,189,000 1,673,800 
Convenience Goods 104,700 231,200 381,300 560,300 764,800 
Other Retail 189,100 375,700 594,400 860,200 1,163,100 
Service Retail 93,100 199 , 300 325,/00 475,700 647 ,800 
Total 514,700 1,217,400 2,068,600 3,085,200 4,249,500 


When analyzing the range of future opportunity for the Halifax CBD retail 
content in the light of estimated Halifax CMA retail space projections, it 


is important to note that the comparison goods facilities constitute the real 


core and strength of any major retail shopping area. Convenience retail and 
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service retail facilities typically develop around this basic comparison goods 
core in any major retail concentration, and depend upon the drawing power of 
the comparison goods facilities to create pedestrian movement and retail ~ 
customer activity. 


Within this context, in order to estimate CBD retail space requirements, the 
requirements for the total CMA must be considered in light of the estimated 
current distribution of the Halifax CMA retail facilities and anticipated 
areas of population growth. It may be recalled from the previous section of 
this report that the Halifax CMA comparison and convenience stores retail 
inventory is distributed among the major retail areas of the CMA as follows: 


Halifax CMA 
Distribution of 1965 Retail Inventory* 


Sq. Ft. Percent 


CBD 300,000 20% 
Gottingen Street 215,000 14 
Spring Garden Road 95,000 6 
Quinpool Road 55,000 4 
Halifax Shopping Centre 288,000 - are. 
Simpsons-Sears Shopping Centre 126,000 8 -{? 
Bayers Road Shopping Centre 123,000 On 
Dar tmou th 311,000 20m) 
Total fee 1,513,000 99% 


Numbers rounded to nearest 1,000. 
This inventory contains only comparison and convenience space in the 
major retail areas. An additional estimated 1,023,000 square feet of 
“other'' retail and convenience space is scattered through the Halifax CMA. 


lt is apparent from these estimated percentage shares that the northwest area 

of the City of Halifax, with Simpsons-Sears, the Halifax Shopping Centre, and 
the Bayers Road Shopping Centre, contains more retail space than is available 

in the Halifax CBD, although somewhat less space than is contained in the 
Halifax CBD, Gottingen Street, and Spring Garden Road areas combined. The 
retail space in the shopping centres is, of course, relatively new, while 

the space in the downtown areas tends to be older and somewhat less attractively 
mer chandised. 


With respect to future population growth, while some growth wil] undoubtedly 
occur within the boundaries of the City of Halifax, it is anticipated that 
most of the projected population growth (142,000 additional people by 1986) 
will occur in the City of Dartmouth or in the Halifax/Dartmouth suburban 
areas, Under existing access conditions, the movement of people from the 
Dartmouth side of the harbour is largely by way of the Angus L. MacDonald 
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bridge which connects with the City of Halifax some twelve blocks north of 
the Halifax CBD and offers a reasonably direct route to the northwest part 
of the City of Halifax. Traffic from the western suburbs enters the City 
of Halifax by the Armdale Rotary, Kempt Road, or Bayers Road, all of which 
routes provide fast and convenient access to the northwest area shopping 
centres (see map opposite). Future improvements in the highway system 
include the Narrows bridge (which, if built, will be further removed from 
the Halifax CBD), the North Arm bridge (which will improve access to the 
Halifax CBD from the west and southwestern suburbs), and Harbour Drive, 
(which is intended eventually to provide a limited-access highway from the 
Fairview overpass, around the northern end of the Halifax Peninsula to the 
City of Halifax CBD and eventually to be connected with the North Arm 
bridge). Despite the planned improvements in access, the Halifax CBD will 
continue to be relatively inconvenient for much of the present and future 
CMA population to reach, compared with existing and planned major shopping 
centres, 


Because of the scarcity of land on the Halifax peninsula, new residential 
construction will tend to occur at ever-increasing distances from the 

central city. As a result of this movement away from the central city and 
because of basic changes in shopping habits and transportation during the 
past 25 years, it would appear that the trend toward development of suburban 
retail facilities is an irreversible one. Under the circumstances, the 
Halifax CBD retail facilities must anticipate increasing competition for 
Halifax metropolitan area retail consumer expenditures from new suburban 
developments which are typified by the proposed Penhorn Mall Shopping Centre. 


During the week of March 22, customer surveys were conducted concurrently 

in a number of stores on Barrington Street and at the Halifax Shopping 

Centre in order to identify the points of origin of shoppers. The overlays 
to the map opposite the following page indicate the results of the surveys 

in graphic form, while a detailed analysis of survey results is contained in 
appendix A. The extremely wide drawing power of the Halifax Shopping Centre 
iS apparent. It would also appear that the Halifax CBD retail influence is 
concentrated in the area south of Young Street and east of Connaught Avenue 
and that, even within this area, the influence of the Halifax Shopping Centre 
is considerable, 


While meaningful sales statistics are not available for specific areas 
within the Halifax CMA, the available evidence would indicate that a 
reorientation of metropolitan area retail shopping habits towards suburban 
facilities and away from the Halifax CBD has taken place. It appears that 
the retail focal point of the Halifax CMA for comparison goods is currently 
the northwest area of the City of Halifax rather than the Halifax CBD. It 
iS our opinion that this shift in the retail focal point for comparison 
goods will not be reversed by the probable pattern of retail development 
within the Halifax CMA in future years. This opinion is strengthened by 
the fact that even if the Halifax CBD were able to develop as much as 40% 
of the estimated Halifax CMA additional retail comparison goods space 
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requirements in 1966 or 1971 (a percentage share which we believe to be 
unrealistically high), the amount of additional comparison goods space 
developed in the Halifax CBD would be insufficient to enable the CBD to 
reestablish itself as the retail centre for the metropolitan area. 


Under these circumstances, the basic CBD retail questions which must be 
resolved are: 


1. The effect on current retail facilities in the Halifax CBD of 
a continuing nondominant role within the context of the Halifax 
CMA retail market. 


2. The effect on the Halifax CBD generally of its nondominant 
regional retail content. 


3. The feasibility of introducing a major retail development to 
the Halifax CBD. 


1. The Effect on Current Retail Facilities. The present retail content 

of the CBD represents some 20% of the major retail facilities in the Halifax 
CMA. The CBD's percentage share of total space was substantially reduced 
when The T. Eaton Co. Limited relocated its facilities in the Halifax 
Shopping Centre after being unable to find a satisfactory way to expand its 
store in the CBD and by the subsequent move of Woods department store from 
its premises on Granville Street to a portion of the original Eaton's 
premises. The loss of the major department store, together with the shift 
of the retail focal point from the Halifax CBD to the northwest area of 
Halifax has resulted in a period of readjustment for the retail content of 
the CBD and some additional retail space has been lost. 


While some population loss has occurred in the area between Morris Street 
and Cornwallis Street east of the Citadel (population in this area dropped 
from 11,514 to 7,764 during the period 1941-1961), the population of that 
part of the City of Halifax which lies south of North Street and east of 
Robie Street (and is therefore generally adjacent to the CBD) actually 
increased by approximately 500 during the same period (1941-1961) so that 
population shifts within the City of Halifax downtown area would not appear 
to constitute a major factor in the readjustment of Halifax CBD retail 
content. 

Even if the Halifax CBD were to continue in a nondominant retail role, it 
is our opinion that further deterioration or reduction in CBD retail content 
can be avoided. The period of CBD retail adjustment resulting from the 
loss of major facilities would appear to be over and, with competitive and 
aggressive merchandising, CBD retail merchants should be able to maintain 
present CBD retail sales volumes over the short run and look forward to a 
reasonable share of CMA sales volume increases in the years ahead. 


Anticipated growth of the CBD labour force together with residential popula- 
tion growth within the CBD and CBD fringe will provide potential for steady 
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growth of CBD retail facilities. Moreover, tourists and visitors to the 
Halifax area and those residents of the region who are drawn downtown by 
cultural and entertainment facilities may be expected to provide an addi- 
tional source of CBD retail sales. It should be stressed, however, that 
CBD retail potential will only be translated into actual sales as a result 
of the coordinated and concerted efforts of CBD retail merchants. 


22) Ihe Effect on the CBD Generally. * There is some significance in* the 


fact that the area which used to be known as ''the downtown'' has become ''the 
central business district'' in recent years, With increasing emphasis on 
suburban life and declining dominance of CBD retail facilities, the ''busi- 
ness'' role of the CBD has become its primary function, In observing the ex- 
perience of other cities, there are successful central business districts 
which perform no significant retail function and others which have main- 
tained a position of regional retail dominance, the majority of central 
business districts in North America have historically experienced a decl in- 
ing share of the metropolitan retail market in recent years. 


The generally accepted concept of diversification of compatible land uses 
within the CBD continues to be valid, and a CBD without any significant 
retail content will inevitably lack the pedestrian movement and vital ity 
which retail facilities sustain. However, it is not in our opinion vital 
to the continuing health of the Halifax CBD that it reestablish itself as 
the retail centre for the metropolitan area, providing it can maintain its 
dominance in government and nongovernment uses and retain a major share of 
the CBD-oriented institutional, entertainment, and cultural facilities. 

As we have pointed out, growth of the CBD labour force and growth of popu- 
lation within the CBD fringe will provide sufficient sources of demand that 
there will be a continuing potential for growth of the CBD retail content. 


3. Feasibility of Major CBD Retail Development. Having regard to the 
present composition and location of Halifax CMA retail facilities and the 


trend towards suburban retail developments, it would be our opinion that 
development of major retail facilities, including a department store, in 
the Halifax CBD in the foreseeable future would involve considerable risk 
for the department store unless it were part of a major complex along the 
lines of that envisaged by the developers of the Cornwallis Centre. This 
Opinion is based at least in part on the assumption that the department 
stores currently operating in the Halifax CMA would not consider establ ish- 
ing a CBD location, so that establishment of a department store in the CBD 
would require a new entry into the Halifax area. It is difficult at any 
time for a department store which is new to a particular market to break 
down the customer acceptance of its established competitors and to carve 
out for itself a reasonable share of the retail market. The method often 
used in recent years has been for the new entry to a market area to operate 
a discount store type of operation in order to offer an apparent alterna- 
tive to the conventional department store. 
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Since the traditional image for the CBD retail content is one of quality 
merchandise and high-class specialty stores, a discount-type department 
store is, in our opinion, incompatible with this established role of the 
CBD retail facilities; and we would therefore not recommend that a discount- 
type department store be sought for inclusion within the CBD. In any 
event, assuming that a discount-type operation were not incompatible with 
other retail uses in the CBD, the general problem of gaining customer ac- 
ceptance would be compounded by the substantial difficulties inherent in 
establishing a CBD operation in the face of the reorientation towards 
suburban retail facilities which has taken place in Halifax and the rela- 
tive cost and inconvenience of providing the parking which is generally 
associated with a discount store type of operation. 


As a part of a major complex along the lines of the relatively massive de- 
velopment which was planned for the Cornwallis Centre, the risks for a 

new department store establishing in the Halifax CBD would be substantially 
reduced. This is largely true because the very size of the development 
would tend to encourage success, assuming that key tenants could be secured. 
However, our basic concern is with the continuing strength of the Halifax 
CBD rather than the success of a particular store or development. In our 
opinion, the critical weakness in the massive development concept as applied 
to Halifax is that the size of facilities required to ensure success for 
the development would tend to overwhelm the other facilities within the 
Halifax CBD. We would anticipate that, if such a complex were to be devel- 
oped, much of the space would be occupied by existing CBD tenants and that, 
while the complex itself might be successful from an economic standpoint, 

a very real possibility would exist that the balance of the CBD would tend 
to deteriorate. 


If a dominant regional retailing role were essential to the continuing 


strength of the Halifax CBD, the risks involved in encouraging a relatively 
massive development for the CBD might perhaps be worth taking. In our 
opinion, this dominant retail role is not vital to the CBD, and the risks 
inherent in a large-scale self-contained complex within the CBD far out- 
weigh the possible advantages which might accrue to the city from such a 
development. 


Having regard to the foregoing, our allocation of estimated CMA retail 
space requirements for the CBD is modest. Referring to the table contain- 
ing the estimate of Halifax CMA retail space requirements, it would be 

our opinion that the CBD master plan should make provision for the follow- 
ing amounts of additional retail space in the Halifax CBD in the years 
ahead. 


-54- 


| la 
= She? 


Fi | | ; i i) : i: ' - : 
vi (ieue sa anny + Vy ras nao rant ‘oul. bane pisieond sit agate 
7 eet eQab weed <2 HUSgET bw. \pansate yo! ed? ene hier hed we ne Aiten. AD 
1 wil? Yo nov badat tues ree Bi i ty et dirs fond note ties yuo. mi’ el oe a. 
asnucvelh a Sart ference. dor: ote tet y tla + tavee aa ee crate on 
yaeent ,G89.arta okie te ao eatant ae ify yuoe od S7eke tnsheTt me fig 
Tw sldiredhacn! fon saw MOLE Iegd aqua~FnuoDET 6 ped opndraifegs nett “4 
-ua vain) ed snitiag to motdorg bivereg ony 989) pay. ab iowesis tferer-aF my 
el srmjadat este torithib fe lonmsiedve 6 adh he bruieay “sa bt i et ye? 
iritwed @e b4ad ne) >oOSn' Of 3 tT ait fe Rost eTEs 98) é. ond ‘ ri time 


Sh te 


gAi bene wot ie wl poate helene Bed As ew Beli hice (iso) ne brated 


VY) 1 e1d"SR #1 Lie OF Tey Ss (ee jwng Fo aor if mexyl totia fanr Bu? . ry 


1% 27 nqe we oO 7 syota Thueszib «4 ie 4 iin! nea a 
: ' : : <i 7 

; : <a. ‘2, @. 

ter en tes 2 net ea. e nile xe loans ~ Mh é qo h6y. > 2A ies 


, gaan: eae, er? ay i tewote? aN2 a7 ba: qh ee ie! ene seine Ta a 
‘et tnesodue ouch tadty 089 VaTTinl any i a yA Wien avelt Jit Ta) peprty wer 


ent avel) on? Fo eta VIeV ors acoMoRe Sut7 4 14" jt ey 21). ibe ye . . 
a ye &¢ &letio panenes yd Ted Erimuses ,ceeden’ SQeTHRANY OV bio ns ing 
, ra "ti 

‘ _ 


) i was Ue Weehetlse whivdiireas ans | lw a) magnus cibd “i, Ce 
awed: abiamen javeb “a ¢ Waluolsrey 6 8o devodbe: 1 Galt: Saree Ne ux 
Maat 2a xeenner svenqaleves avi scr up} -peermicagw: Mbit lt afl > aNESD, 

wh VSeOsus stvers ed heviveds estat lined toasts ety ter bh ae adee ey 
ais 4 iw emt ei tian? samo ot Thanwtevo 4; bass ‘biuew 2 la tas ee | 
faushi-d of iow xotamta « ove t) eter aregioliie Ginph on .ae2) 
jock ead cr reed OND padi alae yao belquege ad bluow, sauge os 16 Abu chee: 
feAgbar ia” 9} Sones wow iwieastoae od Jeeta Fised: pha — act) f 
STL da nal We ctaetew wiv smth abcaw lems Vali btl onan tank aa 


hi a 2 oie salee.oF) 


liditnes af: a9 inluneedy w ‘aio gah Tins i>. Noy ARS tien iinet - Baa 
Vea @ ant heiaor 10 - ORV OenT Brom mil? iy 0B) ‘% rear mot Tu veghoive _” 
| | + ie ha eer ei @ dpi C62 els x01 Spe qo lave vel bee an 
vitete- gad hrs cD wel Iaaty x? mics Hledek shnahteh BT pnts mig 
“pigth e't eit wyhart ohne i robin omtise siesemeprel o al: Sepnibagil 

BY) ga y ¥°t? Bits an! © vy ws if yt fa en agai Se Te es np z 

. | aergetane e 


Ane 
beh 


iv ? 
Le + 

i * 2 Lin 
=) = , Ai 


AL Ss ae Vora’) duit jas 1° nb iss af fa ue ra vba vat weiz ae ayes er 

ie mifs Be ugs S3 D7 -| pat rea Al fe oboe. “ie ve a ey : i sot ae evar ivpas § 
at hun 31 ce! recieve 1 boeqe Nase + AAD 5) att tor tna se a ut 

waito’ #fy ae5 cviekyorg ode int ‘ptuvtis ay vapeen G matcinia Yea al ear 
any ontin! 8p Rar t fa Brig: sa moeqe (Fader teratdibba 9 a) cas 7 pt 


ies our al 
P i = a wh oo a 


by 
a 


el. 
as 


CBD Cumulative Additional 


Retail Space Requirements 
Gr Ft.) 


1966 197] 1976 1981 1986 
Comparison Goods @ 20% 25,500 82,300 153,400 238,000 335,000 
Convenience Goods @ 5% 2 Om oU 19,050 28,000 38,250 
Other Retail @ 15% 28,400 56,400 89,200 129,000 174,600 
Service Retai] @ 10% 9,310 19,930 _32,600 _47,600 _64, 780 
Total 68, 460 170, 180 294,250 442,600 612,630 


The additional retail space requirements which we have projected for the 
Halifax CBD suggest a rate of growth which is attainable without the crea- 
tion of any dramatic retail development within the Halifax CBD, providing 
CBD retail merchants pursue forceful and competitive marketing policies 

and assuming an increase in CBD residential population takes place and 

that satisfactory solutions to the problems of access to and parking within 
the CBD can be developed. 


The real issue in many central business districts is the attitude of prop- 
erty owners and merchants themselves. Frequently, much can be done to im- 
prove the retail content of the central business district both with respect 
to physical plant and merchandising techniques. A coordinated plan for 
improvement of the CBD retail areas will require the cooperation of the 
city, the property owners, and the merchants and should have as its princi- 
pal objective the general upgrading of CBD retail facilities to a level 
which would be more competitive with the standards set by modern suburban 
shopping centres. 
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SECTION 111 


OFFICE SPACE 


This section of the report examines the current office space inventory 
within the Halifax CMA, and analyzes the probable office space require- 
ments for the CMA to the year 1986. Having regard tothe current distri- 
bution of office space within the Halifax CMA, and probable areas of 
growth, future additional Halifax CBD office space requirements are 

then estimated. In analyzing office space requirements, we have relied 
upon the inventory information contained in the 1964 Draft Master Plan 
as qualified and adjusted by the City of Halifax Planning Department, 
and upon information obtained from commercial realtors in Halifax (with 
respect to commercial space) and local members of government administra- 
tion ‘. the federal and provincial levels (for government space require- 
ments). 


Because of a lack of inventory information covering medical and dental 
office space in the Halifax CMA and covering all types of office space 
in that portion of the Halifax CMA which is outside the City of Halifax, 
it has been necessary to make some estimates in order to arrive at the 
basic CMA office space inventory. Our field survey of the Halifax CMA 
indicated that a very insubstantial amount of office space is located 
outside the City of Halifax. As is indicated by the map opposite, with 
the exception of the office space in the area of the Dartmouth Shopping 
Centre, the new municipal building on Dutch Village Road, the new 
Dartmouth City Hall, and the office building currently under construction 
on Portland Street in Dartmouth, there is little evidence of suburban 
office development of any significance. Under the circumstances, we 
would estimate that not more than 10% of the CMA office space is located 
outside the boundaries of the City of Halifax. 


The major office space inventory information in the Draft Master Plan 
is broken down between government and nongovernment (also referred to 
as commercial or private) office space. Our analysis, while making 

the same general breakdown, adds the additional category of medical 

and dental office space since this type of space typically represents 

a different type of demand than other private or nongovernment space. 
The table following shows the estimated 1964 office space inventory for 
the Halifax CMA in the 3 categories of medical/dental, nongovernment, 
and government office space. 
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HALIFAX CMA 1964 


ESTIMATED OFFICE SPACE INVENTORY 


Sout 
Office Space 
Area Per Capita** Percentage 

Medical/Dental* 202,500 [ee 9% 
Nongovernment 

(Less Medical/Dental) 1,475,000 8.0 62% 
Government (All levels) 695 , 700 ote) 29% 
TOTAL 2 373,200 bZE9 100% 


ale 
Ww 


Estimated at 750 square feet per doctor and dentist in active private 
practice. 


w%* Based on 1964 DBS Halifax CMA population estimate of 184,000. 


Projected Office Space Demand 


Medical/Dental Office Space. The Royal Commission on Health Services 
report gives the 1961 physician-to-population ratio for Canada at 1:857 

and the dentist-to-population ratio at 1:3,108. Halifax, by comparison, 
reported 338 physicians for a physician-population ratio of 1:544 and 65 
dentists for a ratio of 1:2,946. The 1964 telephone directory for Halifax 
lists 205 physicians and surgeons and 65 dentists. For purposes of estimating 
the current medical office space inventory, we have assumed that the number 
of physicians in active private practice is reflected by the telephone 
directory listings rather than the Health Commission statistics since the 
Health Commission statistics include all physicians whether in private 
practice or not. On this assumption, the physician-to-population ratio 

for physicians in private practice in the Halifax CMA is 1:900. 


One of the principal concerns of the Royal Commission was to identify ways 
in which present ratios could be maintained in the face of projected 
population increases. It was pointed out that, without major expansion of 
teaching facilities, the Canadian ratios would rise to 1:980 for physicians 
and 1:3,437 for dentists by 1986. 


The estimated number of doctors and dentists in private practice in the 


Halifax CMA appears reasonable having regard to the averages reported for 
Canada. Because of its dominant position as a regional centre for health 
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HALIFAX CMA 


ADDITIONAL CUMULATIVE MEDICAL OFFICE SPACE REQUIREMENTS 1966-1986 


Population 
Physicians @ 1:900 persons 


@750 Sq. Ft. per physician 
Less 1964 Inventory* (sq. ft.) 


TOTAL (sq. ft.) 


1966 
205,500 
228 


171,000 
153,750 


17,250 


ee el 


197] 
229), 500 
aS} 


TO eo0 
1535790 


37,500 


1976 
257,500 
286 


214,500 
1533720 


60, 750 


1981 
290 , 000 
322 


241,500 
153720 


87, 750 


1986 
326,000 
362 


271,900 
153/20 


117, 730 


* Based on estimate of 205 physicians in active private practice in 1964 occupying an 


average of 750 square feet each. 


ADDITIONAL CUMULATIVE DENTAL OFFICE SPACE REQUIREMENTS 1966 - 1986 


Population 
Dentist @ 1:2,900 persons 


@ 750 Sq. Ft. per dentist 
Less 1964 Inventory* (sq. ft.) 


VOTAL (Sa. f2.)) 


1966 


205,500 


1971 
229,500 


ee. 


1976 
257,500 
89 


1981 
290 , 000 
100 


75,000 
48,750 


26,250 


1986 
326, 000 


Piz 


Based on estimate of 65 dentists in active practice in 1964 occupying an average of 


750 square feet each. 


COMBINED MEDICAL/ DENTAL 


ADDITIONAL CUMULATIVE PRIVATE OFFICE SPACE REQUIREMENTS 1966 - 1986 


Physicians 
Dentists 


TOTAL 


3On Ft 


1966 


{7,250 
4450 


2) 705 


py Ee ends 


1976 


60, 750 
18,050 


78, 800 


at Bat 


1981 


37,150 
26, 250 


114,000 


1986 
117,750 
35,250 


153,000 


—= 2 


care and the existence of the medical and dental faculties at Dalhousie 
University, it would be our opinion that the Halifax CMA should be able to 
maintain its present physician and dentist-to-population ratios in the 
future; and our projections have therefore been made on the assumption 
that the existing ratios will not change. 


lt has been our experience that a doctor or a dentist in private practice 
requires approximately 750 square feet of private office space. On this 
basis, the current inventory of medical/dental office space has been 
calculated, and the cumulative space requirements are shown in the tables 
opposite based upon the number of doctors and dentists that we estimate 
will be in active private practice in the Halifax CMA during the period 
covered by our projections. 


Nongovernment. (Private or Commercial) Office Space. At the present time, 
all major nongovernment office structures in the Halifax CMA are located 

in the City of Halifax downtown area (including Spring Garden Road). The 
estimated inventory of 1,475,000 square feet is high compared with other 
cities of similar size. Based upon 1961 population, private office space 

in the Halifax CMA amounts to some 8 square feet per capita which compares 
with a typical range of 4-6 square feet for metropolitan areas containing 
populations in the 200,000 to 500,000 range, and 8-12 square feet per capita 
for major cities like New York, Toronto and Montreal. There are, of course, 
exceptions to the general rule, (the Ottawa metropolitan area for example 
with a population of approximately 500,000 had approximately 7.7 square 
feet of nongovernment office space per capita in 1964). 


The atypical amount of _nongovernment office space available in the Halifax 
CMA results largely from the dominant position of Halifax as the major 
business and administrative centre of the Atlantic Provinces. The fact 

that only approximately 4% of the office space in the Halifax CBD was vacant 
in 1964 is an indication that demand for nongovernment office space has 
remained high. Assuming that the dominant position of Halifax can be 
maintained, it is reasonable to anticipate that the ratio of ..nongovernment 
office space to population will increase in the future as tenants of 
obsolescent space move into new buildings (where they will typically 

occupy more space per capita) and as the percentage of office workers in 

the labour force continues to increase. The table facing the following page 
estimates the nongovernment office space requirements for the Halifax CMA 
for the period 1966 to 1986, based upon projected population increases and 
allowing for an increase of space per capita from 8 square feet in 1966 to 
9 square feet in 1986. 


Because of the age and general obsolescence of a large percentage of the 
nongovernment : office inventory, the amount of new office construction 
should increase substantially over our projections as a result of replace- 
ment of existing facilities. The Draft Master Plan indicates that only 
215,000 square feet of . nongovernment office space has been constructed in 
the Halifax CBD since 1951. At the present time, the pace of ::nOngovernment 
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HALIFAX CMA 


ADDITIONAL CUMULATIVE _ NONGOVERNMENT 
OFFICE SPACE REQUIREMENTS 1966 - 1986 


1966 1971 1976 1981 1986 
Population 205,500 229,500 257,500 290,000 326,000 
Space Per Capita ; 

(Sq. Ft.) 8.0 8.0 8.5 8.5 9.0 
Total Square Feet 1,644,000 1,836,000 2,189,000 2,465,000 2,934,000 


Less 1964 Inventory (Sq.Ft.) 1,475,000 1,475,000 1,475,000 1,475 ,000 1,475,000 


Additional Space 
Required (Sq.Ft.) 169,000 361,000 714,000 990,000 1,459,000 


office development in Halifax would appear to be quickening; and as new 
office accommodation becomes available, the vacancy rate in obsolescent 
space will tend to increase as tenants upgrade by moving into modern 
facilities. 


Government Office Space, The following table provides a breakdown of the 


1964 inventory of government office space between the three levels of 
federal, provincial, and local government: 


HALIFAX CMA (1964) 


GOVERNMENT OFFICE SPACE INVENTORY 


SGvert, 
Space Per Capita h 
Federal Government 332,000 es} 48% 
Provincial Government 225 ,000 2 32% 
Local Government* 138, 700 eis! 20% 
TOTAL 695, 700 3.8 100% 


* Estimated ' 


The local Federal Government administration, which occupies some 48% of 

the CMA government office space, has steadily increased in size in recent 
years. In 1958, the Ralston building was constructed to take care of 

Federal Government space needs. Despite the approximately 163,000 square 
feet of space made available at that time, the expanding number of Federal 
Government office employees has necessitated construction of an additional 
65,000 square feet of space in the Sir John Thompson building on Barrington 
Street. We are advised that this additional space is already fully committed 
to various Federal Government departments so that,by the time the building is 
ready for occupancy, there will be no uncommitted space available for future 
expansion, The rising level of Federal Government services,of which the 
proposed national pension plan and medicare are representative, would indicate 
the probability that Federal Government office space will increase per capita 
in the years ahead. Our projections of Federal Government office space 
requirements in the table following reflect this probability with a steadily 
increasing per capita factor. 
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Halifax CMA 


Additional Cumulative Federal Government 
Office Space Requirements 1966-1986 

1966 1971 1976 1981 1986 
Population 205,500 229,500 257,500 290,000 326,000 
Federal Government Office 
Space Per Capita 270 22 2.4 256 2G 
Space Requirements (Sq.Ft. ) 411,000 504,900 618,000 754,000 912,800 
Less 1964 |nventory* 397,000 397,000 397,000 397,000 397,000 
Cumulative Requirements 
(Sq.Ft. ) 14,000 107,900 221,000 357,000 515,000 


SaaS aaa OCU SS ——lCLLLLLaLLLL ES. —lCl SSS OL 


Includes Sir John Thompson Building. 


At the Provincial Government: level, space needs have also been rising to 
accommodate expanding office staff and facilities. The Provincial Govern- 
ment offices which are located in the Provincial Building, the Johnston 
Building, and in a building on Brunswick Street are currently fully octu- 
pied so that there is no room for expansion within present facilities. 


Provincial Government office space requirements in Halifax have been in- 
creasing at a rate of as much as 4.8% per year of the inventory (10,800 
square feet per year on an inventory of 225,000 square feet), and we would 
anticipate that this rate will continue on the increasing inventory in 

the future as the administration expands to serve a growing provincial 
population. In the table below, Provincial Government office space re- 
quirements are projected to 1986 with the average annual rate of increase 


2 


of 4.8% being applied to the projected inventory in each five-year period. 


Halifax CMA 


Additional Cumulative Provincial Government 
Office Space Requirements 1966-1986 
1966 1971 1976 198] 1986 

Average Annual Rate of 

Increase eee 4 Le 8% Ley 4 8% Pas sh 4 
Estimated Total Space (Sq.Ft.) 246,600 305,600 378,900 469,900 582,700 
Less 1964 Inventory "225,000 225,000 225 ,000 225,000 225,000 
Estimated Additional Space 

(Sq. Ft.) 21,600 80 , 600 153,900 244 900 357,700 
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HALIFAX CMA 


TOTAL ADDITIONAL CUMULATIVE GOVERNMENT 
OFFICE SPACE REQUIREMENTS 1966 - 1986 


1966 val 1976 198) 1986 
Federal Government 14,000 107,900 221,000 357,000 515,800 


Provincial Government 21,600 80 , 600 153,900 244,900 357,700 


Local Government 25,700 44 900 67, 300 93, 300 122,100 
TOTAL 61, 300 233,400 442,200 695 , 200 995 ,600 


(61) 


lt may be noted that the estimated office space for the Provincial 
Government in 1986 of approximately 583,000 square feet amounts to 
1.79 square feet per capita against an estimated 1986 Halifax CMA 
population of 326,000. This increase from the present 1.2 square 
feet per capita would appear to be reasonable having regard to the 
increasing role of government in the administration of our day-to-day 
affairs. 


At the local government level, the Draft Master Plan indicates that the 
City of Halifax requires a total of 104,000 square feet of office space 

to provide adequate accommodation for its staff against a current 

inventory of 78,700 square feet. While a new city hall has recently 

been constructed in the City of Dartmouth, the City of Halifax city hall 
which was constructed in 1890 is very evidently not providing adequate 
accommodation for the present city administration. Our projections for 
local government office space which are set out in the table following 
assume that the present ratio of .8 square feet per capita will be 
maintained during the period covered by our projections. It may be 

noted that the 25,700 square feet projected as a requirement for additional 
space in 1966 approximate the additional amount of space currently required 
to adequately house the City of Halifax administration. 


HALIFAX CMA 


ADDITIONAL CUMULATIVE LOCAL GOVERNMENT 
OFFICE SPACE REQUIREMENTS 1966-1986 


1966 197] 1976 198] 1986 
Population 205,500 229,500 257,500 290,000 326,000 
Sq. Ft. Per Capita 8 8 8 ae. a: 
Total Sq. Ft. 164,400 183,600 206,000 232,000 260,800 
Less 1964 Inventory 138, 700 138, 700 138, 700 138, 700 138, 700 
Cumulative 
Requirements 255700 LL 900 67, 300 93, 300 122,100 


In the table on the opposite page, the projected space requirements for 
the various levels of government are brought together and totalled. It 
may be seen that in 1966 total government office space requirements wil 
be in the neighbourhood of 61,300 square feet and that this figure wil] 
rise cumulatively to 995,600 square feet by 1986. 
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Halifax CBD Office Space Requirements 


In the table below, total CMA office space projections are set out to- 
gether with the estimated 1964 Halifax CMA inventory: 


Halifax CMA 


Office Space Inventory and Additional Space Requirements* 


(Sq. Ft.) 
1964 1966 1971 1976 198] 1986 
a. Medical/Dental 202,500 21,700 47,950 78,800 114,000 153,000 
b. Nongovernment 1,485,000 169,000 361,000 714,000 990,000 1,459,000 
c. Government 695 ,700*61, 300 233,400 442,200 695,200 995,600 
TOTAL 295/5,200 252,000 642 , 350 ie 555 O0OmI 799,200 2,607 , 600 


1964 existing inventory; 1966-1986 projected requirements. 
Does not include Sir John Thomson building. 


As was pointed out in the previous section, all of the major Halifax CMA 
office space is located within the Halifax CBD and the Spring Garden Road 
area, 


A number of recent office developments have taken place within the Halifax 
CMA. The following buildings are either under construction or plans for 


their construction have been announced (see map opposite): 


Approximate Area Location 


(Sqrart: 

1. Sir John Thomson - Government 65,000 CBD 
2. One Sackville Place - Private 42,000 CBD Core 
3. Centennial Building - Private 75,000 CBD Core 
4, Lord Nelson office extension - Private 80,000 Non-CBD 
5. Portland Street, Dartmouth - Private 30,000 Dartmouth 
6. Willow Tree development - Private 50,000 Non-CBD 
7. Spring Garden and Brenton - Private 85 ,000 Non-CBD 

TOTAL 427,000 


lt is interesting to note that only 117,000 square feet of the new office 
construction is located within the core of the CBD, and only 182,000 
square feet is within the CBD at all. 
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ADDITIONAL CBD OFFICE SPACE 
REQUIREMENTS (CUMULATIVE 


1966 - 1986 
SqoFt: 
% of CMA 
Requirements 1966 1971 1976 1981 1986 
Medical/Dental 10% 2,170 4795 7,880 11,400 15, 300 
Nongovernment 80% 135,000 289 , 000 571,000 792,000 1,167,000 
Government 90% 55,100 210,000 398, 000 626 , 000 896 , 000 
TOTAL 1926270 5037/95 976 , 880 1,429 , 400 2,078, 300 


(63) 


It should, perhaps, be anticipated that medical/dental office space wil] 
continue to be developed in the Quinpool Road/Robie area and that, because 
of the concentration of medical facilities west of the South Park Street, 
there will be little incentive for development of major CBD medical/dental 
space. We have, therefore, projected only 10% of the new medical/dental 
office space for the Halifax CBD. 


In ..nongovernment office space, existing and planned developments can be 
expected to put more new space onto the market than has been available 

at any time in recent years. Nevertheless, because of the lack of modern 
office facilities, a considerable market exists within the Halifax area 

for new office space to meet the needs of tenants who are currently occupying 
obsolete space, There are no indications that new office developments wil] 
have any major problem in leasing the additional space that will be made 
available. The relatively small amount of new space actually going into 

the CBD would indicate that further opportunity for CBD © nongovernment off ice 
Space exists. Because of the present concentration of ..nongovernment office 
space within the CBD, the area can be expected to attract a major portion of 
future developments, and this will be particularly true if the master plan 
for the CBD reflects the confidence which the city administration has in 

the future of the area. For planning purposes, we have projected the CBD 
share of : nongovernment office development at 80% of the CMA requirements, 
although it should be appreciated that, without downtown redevelopment, 

there will be an increasing tendency for new = nonrgovernment office space 

to locate outside the CBD. 


Insofar as government office space is concerned, every effort should be 
made to concentrate further government office space developments within 

the core of the CBD. This source alone, if dilution can be prevented, 
represents a potential increase of approximately 1,000,000 square feet of 
new office space which could be located in the CBD within the next 20 years. 


In the table on the opposite page, we have calculated Halifax CBD additional 
office space requirements assuming that the area will attract 10% of the 

new medical/dental space, 80% of the new . nongovernment office space, and 
90% of the new government space during the period covered by our projections. 
On this basis, approximately 2,000,000 additional square feet of office 
space may be required within the Halifax CBD between 1966 and 1986. 
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SECTION |V 


TRANSIENT HOUSING 


Introduction 


In the following section of this report an examination will be made 
of Halifax CMA transient housing facilities with particular reference 
to those facilities which (on the basis of the level of amenities 
supplied) offer first-class competitive accommodation. An assessment 
will then be made of the additional transient housing accomodation 
required in the Halifax CMA based upon the prospects for growth in 
the various sources of transient housing demand. Having estimated 
the probable additional transient housing requirements for the 
Halifax CMA, the current position of the City of Halifax CBD will be 
discussed and projections of Halifax CBD additional transient housing 
requirements will be made. 


Halifax CMA Transient Housing Facilities 


The Halifax CMA contains five major hotels or motor hotels with a sixth 
currently under construction, as well as a wide range of lower priced 
accommodation within the city limits of Halifax and Dartmouth. In 
addition,a considerable quantity of motel accommodation is available 
at highway locations outside the city limits. The map on the opposite 
page indicates the location of the major transient housing facilities, 
details of which are as follows: 


1. The Nova ScotianHotel - This hotel which is part of the 
C.N.R. chain was originally constructed on its present site 
in 1930. In 1960/61 a new wing was added containing 180 
rooms to bring the hotel up to its present complement of 325 
rooms. 


2. The Lord Nelson Hotel - This hotel while older than the other 
major downtown Halifax facilities (excluding the original 
portion of the Nova ScotianHotel) offers good competitive 
accommodation, It is the second largest of the Halifax CMA 
hotels with 175 rooms and is well located at the western end 
of the Spring Garden Road Development. Recent additions to 
the hotel have provided a retail shopping arcade, office space, 
and enlarged banquet room facilities. Plans are currently 
underway to expand the office portion of the addition. 


3. The Citadel Inn - This motor hotel, which is part of the Seaway 
Hotel chain, was opened during 1964. It is conveniently located 
some five blocks from the Grand Parade. The Citadel Inn contains 
94 rooms and is the only downtown Halifax transient accommodation 
with a swimming pool. 
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4, The Dresden Arms Motor Hotel - This unit was opened in February 
of 1963. It currently contains 63 rooms although an extension 
which will add a further 30 rooms is currently underway. 


5. The Carleton Hotel - The Carleton Hotel is in the heart of the 
Halifax central business district. Although its accommodation 
is somewhat older and less expensive than that of the other 
facilities listed above, it is probably the most important of 
the remaining transient housing facilities. The Carleton Hotel 
contains 77 rooms although not all of those have private 
bathroom facilities. 


6. Holiday Inn (Dartmouth) - This unit which is currently under 
construction at the exit from the Angus L. MacDonald bridge on 
the Dartmouth side of the harbour will contain 120 rooms and 
will provide the City of Dartmouth with its first modern major 
hotel accommodation. 


The Halifax CMA will contain some 807 first-class competitive hotel and 
motor hotel rooms when the Holiday Inn and the Dresden Arms extension 
are completed, Of this total, 307 rooms will have been constructed since 


1961. In addition, motels in suburban areas contain a total of approxi- 
mately 240 first-class competitive units. Total competitive transient 
housing accommodation in the Halifax CMA will therefore be in the 
neighbourhood of 1,047 rooms when the Dresden Arms and Holiday Inn are 
completed. 


A review of the major competitive hotel and motor hotel space currently 
available would indicate that occupancy rates have generally been 
maintained at 60% to 65% with peak demand occurring during the summer 
months and during conventions. The hotel operators who were interviewed 
were generally reluctant to disclose occupancy rates, and the figure 

which we have quoted (which is based upon our interviews) may be somewhat 
conservative. The fact that the Dresden Arms is expanding and that the 
Holiday Inn is being built is an indication that the market for competitive 
facilities is not oversubscribed at the present time. 


Sources of Transient Housing Demand 


Demand from a variety of sources underlies the Halifax CMA transient 
housing market and has provided a basis for additional hotel and motor 
hotel construction. The larger segments of demand are as follows: 


1. Meetings & Conventions. The annual reports of the Halifax tourist 


and convention bureau indicate that the recent history of conventions 
in the Halifax area has been as follows: 
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No, of Conventions No, of Delegates 


1962 37 10,500 
1963 35 8,700 
1964 58 10, 740 
1965%* 29 11,500 


* Number of conventions and delegates confirmed at the time the 
1964 report was prepared. 


The larger conventions like the Shriners (3,500 delegates expected) , 
The Canadian Medical and Bar Associations and the Canadian Legion have 
taxed the areaS transient housing accommodation tothe limit, and while 
local authorities see a continuing increase in convention traffic the 
existing facilities do not make the Halifax CMA particularly attractive 
to the larger convention groups. Given an expansion of accommodation 
and convention facilities and a continuation of the present policy of 
promoting the Halifax area as a convention site,it is reasonable to 
anticipate steady growth in convention traffic. The Atlantic Winter 
Fair which was held in Halifax for the first time in 1963 is an example 
of the type of . nonconvention event which is capable of attracting a 
substantial number of visitors to the area during what is normally a 
period of light demand for transient housing accommodation. 


2. Business Travelers. In 1961, labour force of the Halifax CMA was 
reported at 72,953 and this number is projected to increase to approx- 
imately 129,400 by 1986. The Halifax CMA as a regional centre for 
government, business and administration plays many roles tending to 
increase both the incidence of business-connected travel and the need 
for transient housing accommodation. Assuming that the area will 
maintain its regional influence in this respect, it should be anticipated 
that this source of demand for transient accommodation will increase 
steadily as the region grows. 


3. Tourists. The 1964 Tourist Convention Report lists the following 
registrations for the years 1962 to 1964: 


Year Registrations 
1962 23,463 
1963 24, 849 
1964 36,591 


During discussions with the director of the Tourist and Convention Bureau, 
it was stressed that spot checks indicate that less than 20% of the 
visitors tothe area register with the bureau. This being so, tourist 
traffic in 1964 was estimated at a minimum of 183,000. While a percentage 
of the tourists and visitors tO the area is enroute to a destination 
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HALIFAX CMA 


TRANSIENT HOUSING DEMAND 1966 - 1986 
(cumulative no. of additional rooms ) 


1966 1971 1976 1981 1986 
Population 205,500 229,500 257,500 290,000 326,000 
Rooms per 1,000 — 6.0 6.5 70 Tee 8.0 
Total 233 1,492 1,802 Pela 2,608 
Inventory 1965 1,047 1,047 1,047 1,047 1,047 
Additional rooms _ 186 pet) OEE, palze 1,561 


(cumulative) em 
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other than Halifax and stays overnight in motel accommodation outside 

the city limits, the City of Halifax itself. has much of historical sig- 
nificance to attract visitors tothe downtown area. The relative prox- 
imity of Halifax to the densely populated areas of the United States! 
Eastern Seaboard and the general and continuing improvement in highways 
should result in substantial and continuing increases in tourist traffic. 
Redevelopment of the Halifax CBD including the construction of adequate 
museum and other facilities will, of course, improve the ability of the 
area to attract an increasing share of the tourist traffic. 


Transient Housing Requirements 


As was pointed out earlier, first-class competitive transient housing 


accommodation in the Halifax CMA in 1966 will total approximately 1,047 
rooms, Against a projected 1966 population of 205,500, the room-to- 
population ratio will be 5.1 rooms per 1,000 of population. Our exper- 


ience in other areas would indicate that the ratio could be increased to 
between six and eight rooms per thousand of population in future years. 

At present transient housing operating levels, an increase in rooms per 
1,000 of population would result in a drop in occupancy levels; however, 
increasing per capita incomes and leisure time may be expected to increase 
travel and the use of transient housing facilities in future years. More- 
over development of additional facilities should attract increased conven- 
tion and transient traffic to the area. We would therefore anticipate that, 
despite a gradual increase in room ratios, occupancy levels should remain 
relatively stable, 


The table on the opposite page projects transient housing demand at a room- 
to population ratio which rises from 6 rooms per thousand in 1966 to 8 
rooms per thousand in 1986. The projected demand for additional transient 
housing accommodation within the Halifax CMA rises as a result of increas- 
ing population and room ratios from 186 rooms in 1966 to 1,561 in 1986. 


Halifax CBD Transient Housing Requirements 


The Halifax CBD has maintained a strongly dominant position with respect 
to transient housing accommodation. With the exception of the Holiday Inn 
development, all major hotels and motor hotels are located either within 
Or on the fringe of the CBD. Of the 1,047 first-class competitive trans- 
ient housing rooms which will be available within the Halifax CMA in 1966, 
approximately 77% will be located within the Halifax CBD and Spring Garden 
Road area, with the balance being accounted for by the Holiday Inn in 
Dartmouth and suburban motel accommodation. 


While there will continue to be a demand for suburban transient housing 
facilities to accommodate those who have no reason to venture into the 

downtown area, it is reasonable to assume that, because of the absolute 
dominance of the Halifax CBD with respect to government, business and ad- 
ministration facilities, most of the demand for transient housing accommo- 
dation will continue to be focused on the downtown area of the City of Halifax. 


-67-~ 


ire 
5 
i 
aid 
rY 
5 " 
9 omper 
"@ ry 
en%e 
_ 


a 


i | 
J 
' 
(>? a6 
‘ ¢ o44) 
rma | 
: - 
3 Eas. 
BG) Py 
bs ly) 
“i 


» 


‘ iwsun sey - o- ovis 
YY were Wu OD) ety fo eoul 


eT) he 

L GW) Sree 
ve a aio ‘ a) 
ay ehogee dki fe O69 Sg 4 tae: 
ma), 1 on 


+y 


al 


im aoe! 


tala Oe. = oul p! 
46/04 lid Sa + mans p 


Pa) SpA Lag @& V my | 
mice ferin ond ahr pete mi, 


hey es 7 
oo? pains 2 4 abe 7 


° et r-homny; 


A - 


iv a8) =~ 


arts ie ht 


a a2 seh a o 


duly pe ee ei art 
me Pa is A) in witd wi, 
lio gredkialy ree, 
‘togeq yi mors ads od dal (ty 
# is °eAse es. bap bees 
AT Ak 1Tiet thy y hyo 04 Uaery. 
n GEh stall a he Theme T i 
it £916 24 Lot pert 2 one 9 i 
yp ES Se eevery wire Ot-e om 
7 
ugh poi gust snp tare 
a4 tw ht fir ae ae 
; =, a \d i re Tener 
3) tes qd svete 
ha A Tiw ote rosa 
‘ a) sito nin ad 
reer * glo he veg! Ripe 
’ + Psacoel om 't9 werig I” ; 
blullip, “ar +a! aaedy, PIECE 
tn re. i Guo Ww nn sep 
l "a 7 Te | vey oar tal Sua. 
> flanged sie ly ofa ol iamh = a 
a? 31 «sic! Wea nei 7 
| MAIN’ (Ue We o7 (ae y 
oltaeds act 3Rte 
* Afi Ge olee mise ’ 
Rei itavors bg iit : 
} 4 J J Mee ‘os of 
ig 8) Gta Satan ort 
rel i79 i sya 9a tas, 
: >t) wn nay on vrai ; ail 
abou: | sot ae ; 


’ _ a. a 


7 


. i he 
the ox eae wih, @sd 8 Be isiiae 
f gtowth eur a Pye fp wed iw yi 74 

a ibe a _ 


ALAR teeth 18 woul! be Ge dylone ie 

‘weg dowi tow) are peo ‘he sity of Hat ifak may bo signe 4 # 

bod Gominance (6 Ef arg} mi: Binsin eth eidaeldh rye ¢ 

ton! Heli fee Ob nui hey ‘el ate ie) i ee Salt 

rite the perfod dovered wy our prajery) ons r 

santa aie nanan th aaa) Ine auld 
Bae (ove yo $P 


i To aT Shap SHA? eve 4a ¥ é 
A a9 ofa jan t Aidt ig Fadl Teen 


wrajectad Por the Heitfak Gin, = [¢ may bk, Hearted phe iy wh |S - as 
eae be {ray ca Fmt an TERMI ts ¥¢ ad BOB 1 Le a 4 
teil rn 7m n°} veel mig, the o2> a@h¢ oft 
tities @i ls he ier Aatiice the wlitan COW «here ai : Ar xeti fot 
wis fi Pron ree Looe ork. f . en euch gite}erneoT 
BEL, 1 4 : aay ma Qik - abt bramatl 
3 - M89 xo Nel 
Mee : aot eet ASS etal? epatnaaies 


c | Na set lien 
ae lenottthbA I ov 


8S2 AEE fe gal ' opperef 


HALIFAX CBD 


Estimated Cumulative Share of Additional Halifax CMA 


Transient Housing Accommodation 1966 - 1986 
(No. of rooms) 


1966 1971 1976 1981 1986 
Halifax CMA 
Transient Housing 
Demand 186 LS 755 13128 1,56] 
Halifax CBD 
Percentage Share 77h 75% 70% 65% 60% 
Halifax CBD 
No, of Additional 
Rooms 143 334 528 133 Ion 
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Because of the extent to which Halifax CMA growth, and in particular 
industrial growth, is expected to occur in Dartmouth and the suburbs 
rather than the City of Halifax itself, it would be our opinion that, 
while the downtown area of the City of Halifax may be expected to 
maintain its dominance in transient housing accommodation, the demand 
for additional Halifax CBD transient housing facilities will slacken 
somewhat during the period covered by our projections as additional 
demand is created in Dartmouth and the suburbs. 


The table on the opposite page shows the estimated cumulative share 
of additional Halifax CMA transient housing facilities which we have 
projected for the Halifax CBD, It may be noted that,while the share 
of estimated additional transient housing requirements is projected 
to drop from 77% in 1966 to 60% in 1986, the net effect of this 
reduction will be to reduce the Halifax CBD share of CMA transient 
housing from 77% to 67%, 
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SECTION V 


OTHER LAND USES 


Introduction 


In the following section of the report estimates are made of the 
future requirements for recreational and institutional (public and 
semi-public) land uses and for Halifax CBD automobile parking 
requirements. 


In the recreational and institutional land-use classifications, 
certain uses have particular relevance in an analysis related to 

the CBD, while other land uses are, for one reason or another, 

not normally associated with the downtown area, Each of the land- 
use classifications will be dealt with in turn and jin each case, 
having identified the particular land uses which should be considered 
for inclusion within the Halifax CBD, the various identified land 

uses will be discussed and, to the extent that projections are practical 
or possible, projections of Halifax CMA and CBD space or unit require- 
ments will be made. In the final part of this section, Halifax CBD 
automobile parking requirements will be examined and recommendations 
made with respect to the need for additional parking facilities. 


Recreational Land Uses 


Within this general land-use classification are a wide variety of 
commercial and ‘noncommercial activities, ranging from parks, playgrounds 
and tot lots, through private clubs, dance halls, billiard parlours and 
movie cinemas, to riding academies, golf courses and yacht clubs. While 
this list is by no means exhaustive, it serves to indicate the extremely 
wide range of activities which come within the general classification. 
Many of the recreational activities like riding academies, yacht clubs 
and golf courses are clearly not pertinent to a discussion of Halifax 
CBD land-use requirements, while other activities like private social 
clubs, parks and playgrounds are impossible to project on the basis of 
economic demand. 


Under the circumstances, our attention has been directed towards those 
land uses of a commercial recreational nature which have relevance to 
the Halifax CBD and which can be analyzed and projected from an economic 
standpoint. This approach assumes,of course, that the planners wil] 
adjust our projections of recreational requirements to include such 
additional space as may in their opinion be required to provide adequate 
park, playground and other recreational space. The DBS Census report 
for 1961 indicates that the following commercial recreational facilities 
were available within the Halifax CMA in that year: 


Theatres a 
Bowling Alleys =39 
Billiard Parlours - 5 
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HALIFAX CMA 


COMMERCIAL AMUSEMENT AND RECREATION 1966-1986 
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PER CAPITA SALES 


2 
(oe) 


TOTAL SALES 1966-1986 
($000's) 


1966 1971 
205,500 229,500 
$1,142.6 $1,333.4 
772.7 908.8 
80.1 94. 


$1,995.4 $2, 336.3 


1976 1981 
$6.06 $6.31 
4,16 4,36 

43 245 
10.65 Lier 
1976 1981 
257,500 290,000 
$1,560.5 $1,829.9 
1eO07le2) le zoue 
110.7 130.5 
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PROJECTED SALES INCREASES - OVER 196] 


$000's 
1966 197] 
$166.4 Sooo 
118.5 254.6 
1270 26.0 
296.9 $637.8 


PROJECTED CUMULATIVE UNIT 


Av .Sales 

Per Unit 1966 

$108,500 | 
72,700 | 
13,600 a, 


1976 


$ 584.3 
417.0 
42.6 


is 


9 1Coge7 
610.2 


62.4 


$1,043.9 $1,526.3 


REQUIREMENTS 


\ 
In addijtion, one dance hall, the amusement concession on Barrington 
Street,’ four "athletic clubs, arenas, stadiums and grounds'' were also 
reported for the Halifax CMA, 


Because of DBS policy with respect to withholding information wherever 
it will result in disclosure of individual operations, business receipt 
statistics are only available for theatres, bowling alleys and billiard 
parlours, Receipts for these activities were reported as follows: 


Halifax CMA 
Commercial Amusement and Recreation 


Total _and Per Capita Sales 1961 


Per Capita Selected 
Receipts Sales Cities Average 
Theatre $976,200 ibe. | $5.00 
Bowling Alleys 654, 200 3.56 2.36 
BiiditarcPar lours 68,100 RY 58 
$9.24 $7.94 


For comparison purposes, the average per capita sales for the cities of 
London, Kitchener and Calgary are shown in the third column of the above 
table. On the basis of receipts reported for 1961, the average per unit 
operating levels would be as follows: 


Sales Per 

Unit 
Theatres (9) $ 108,467 
Bowling Alleys (9) 72,689 
Billiard Parlours (5) 13,620 


Assuming a continuation of the current pattern of commercial recreational 
expenditures, the tables opposite project a steadily rising volume of per 
capita sales to reflect anticipated increases in both disposable income 
and leisure time. Per capita sales by type of recreational facility are 
then converted to total sales expressed in gross terms, and then as an 
increase over 1961 sales. By applying average per unit sales to the 
increases over 1961, the cumulative maximum number of additional commerci al 
recreational units has been estimated. It should be stressed that the 
unit requirements are maximum numbers at existing operating levels, and 

do not reflect the ability of existing facilities to absorb increased 
business. The numbers do not therefore necessarily indicate the actual 
number of additional unit requirements. In addition to these commercial 
units for which DBS statistics are available, the Halifax CMA is currently 
supporting live theatre at the 525-seat Neptune Theatre while . noncommercial 
recreational facilities within the CMA include four curling clubs. 
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Halifax CBD Commercial Recreational Requirements 


Present Halifax CBD facilities include the Neptune live theatre, the 
Capitol and Paramount movie theatres, a billiard parlour, and the amuse- 
ment arcade on Barrington Street. As was pointed out in the Halifax CBD 
Draft Master Plan, the number of movie theatres within the CBD declined 
from five to two during the previous eight years, 


While the movie theatre industry has experienced some improvement in 
business in recent years, new facilities which have been constructed have 
generally been located in the suburbs to take advantage of local popula- 
tion concentrations, rather than in downtown areas. Despite the dilution 
of movie theatre facilities which has resulted from suburban development, 
the main concentration of facilities has tended to remain in the downtown 
area. The closing of three movie theatres in the Halifax CBD since 1956 
has weakened the position of the CBD as a recreational centre for the re- 
gion. While the loss of these facilities has been somewhat offset by the 
opening of the Neptune Theatre, it is in our opinion important that fur- 
ther strengthening of commercial recreational facilities be encouraged 
within the Halifax CBD. Since billiard and bowling facilities are par- 
ticularly suited to suburban locations, additional CBD commercial recrea- 
tional strength must logically come from additional movie theatre facili- 
ties. The tables opposite the previous page indicate a steadily growing 
potential for movie theatre recreational facilities. While continued 
growth of suburban facilities should be anticipated, it would be our 
opinion that a redevelopment plan for the Halifax CBD should make pro- 
vision for three additional movie theatres in the CBD during the period 
covered by our projections. 


Institutional Land Uses 


Public and semi-public institutional land uses are as follows: 


Public Semi-Publ ic 
Government House Schools 
Provincial Legislature Universities 
City and County Jail Hospitals 
Courthouse and Land Registry Churches 
Libraries and Art Galleries Cemeteries 
Museums 


Dept. of National Defence Lands 
Civic Auditorium 


Institutional land uses occupy widely varying portions of various cities 
which have been surveyed in the United States. In his book, Land Uses _ in 
American Cities, Harland Bartholomew examined 53 major (central) cities 
and indicated that an average of almost 11% of the developed areas 
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was utilized for institutional purposes. Institutional uses range 
from a minimum of 2% to a maximum of 54% of developed area in the 53 
cities examined. This wide range is indicative of the problem of 
establishing normal ratios of institutional land to total city area 
or institutional land to population. 


Like recreational land uses, there are a number of institutional land 
uses which are either not suitable for inclusion in the Halifax CBD 
or are already firmly established in other areas of the Halifax CMA. 
This would be true of the county jail, the Department of National 
Defence lands, facilities for higher education (including the Nova 
Scotia Technical College) and hospitals. Of the balance of the land 
uses included within this category, while we can make general recom- 
mendations with respect to their suitability as a CBD land use, actual 
space projections from an economic standpoint are impractical unless 
a separate and intensive study has been made. 


Public Land Uses 


While Government House and the Provincial Legislature may be expected 

to adequately serve future needs during the period covered by our 
projections, new courthouse and land registry facilities are urgently 
required. The present courthouse and land registry building (with jail 
facilities in the basement) is located on the fringe of the Halifax 

CBD, on Spring Garden Road. Because of the concentration of lawyers 
within the CBD itself, the courthouse and land registry could conveniently 
be located within the core of the Halifax CBD, providing a suitable site 
could be secured. In the event that a suitable location is not available 
within the core of the CBD, it would be our opinion that new courthouse 
facilities should be located in some other area of the CBD convenient to 
the concentration of lawyers! offices and to the offices of the various 
levels of Government. 


While the Memorial Library at the corner of Spring Garden Road and 
Grafton Street will probably be adequate to serve Halifax CBD require- 
ments during the period to 1986, there is an immediate need for museum 
facilities both for the Maritime museum, which is currently in temporary 
quarters, and the Centennial aquarium. In addition, thought should be 
given to a future location for an art gallery to serve the cultural needs 
of the regional population. Both the museum and the possible art gallery 
will fulfill regional rather than local needs and should logically be 
located within the Halifax CBD. Similarly, development of a civic audi- 
torium for symphony concerts and related activities of regional signif i- 
cance may be practicable within the near future. Location of such a 
facility within the Halifax CBD would strengthen the regional role of 

the CBD and provide additional balance to the variety of CBD land uses. 


Development of the public institutional land uses which we have referred to, 
as well as construction of a new Halifax City Hall, provide a major opportunity 
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for planners, by careful grouping and choice of locations, to balance and 
create diversity of land uses in the area adjacent to the CBD core, 


Semi-Public Land Uses 


We would not anticipate significant change in CBD semi-public land uses 
during the period to 1986. University and hospital facilities are wel] 
established in other areas within the Halifax CMA, while the churches and 
cemetery located within the Halifax CBD are unlikely to expand. On the 
other hand, because of the historical significance, it is unlikely that 
the CBD churches or the cemetery will be converted to other uses. 


While it is improbable that additional schools will be required in the 
central portion of the Halifax CBD, additional educational facilities 
might be required at the northern or southern extremities of the CBD if 
neighbouring schools are unable to absorb the additional children which 
might result from an increase in CBD population. or if the school 
presently occupying land between Blowers Street and Spring Garden Road, 
west of Barrington Street, is relocated in a less central CBD location. 


Parking 


The 1964 inventory of automobile parking spaces, as set out in the Draft 
Master Plan, is as follows: 


Parking Areas Total CBD Core CBD 
On-Street Parking 
Meters L64 197 
Free Unrestricted 250 = 
Free Limited Parking WS ells: 
Subtotal 887 216% 
Off-Street Parking 
City Permanent 90 - 
City Uncleared Land 350 - 
Private Rental or Restricted 1,940 267 
Subtotal 2,380 267 
Parking Garages 
Argyle 225 - 
- Tex Park 300 300 
Subtotal 525 300 
TOTAL 3 792 783% 


at 
wn 


Numbers corrected. 
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As was pointed out in the Draft Master Plan, perhaps as many as 1,690 of 
the parking spaces currently available will be eliminated by development 
of city controlled and privately owned lands which are currently used for 
parking and by the gradual elimination of on-street parking within the 
CBD, which would reduce the current inventory to approximately 2,100 
parking spaces. 


The Draft Master Plan gives a combined CBD office and retail inventory 
of approximately 2,853,600 square feet. The ratio of car parking spaces 
per 1,000 square feet of office and retail space for the Halifax CBD is, 
therefore, approximately .75 parking spaces per 1,000 square feet. At 
the same ratio, the additional 2,600,000 square feet of office and retail 
space which we have projected for the Halifax CBD during the period to 
1986 would require an additional 3,470 parking spaces. 


In fact, the ratio of car parking spaces per 1,000 square feet of office 
and retail space is low and would indicate that some parking deficiency 
currently exists in the Halifax CBD. While we would suggest the need 
fora detailed parking and transportation study, speaking in general terms, 
it is our experience that a more normal ratio would be 2 parking spaces 
per 1,000 square feet of CBD office and retail space. 


At a ratio of 2 parking spaces per 1,000 square feet of space, the current 
parking inventory should be in the neighbourhood of 5,700 parking ‘spaces, 
and our projected increases in retail and office space within the CBD 
would require provision of an additional 5,200 parking spaces within the 
CBD, Because of the difficulty of identifying at the present time the 
probable rate at which existing parking spaces will be withdrawn from use, 
the table below indicates estimated CBD parking requirements during the 
period covered by our projections without making allowance for replace- 
ment of existing facilities. The parking requirements which have been 
estimated for the CBD are designed to maintain a constant ratio of 2 
parking spaces per 1,000 square feet of CBD office and retail space. 


Halifax CBD 1966-1986 


Cumulative Additional Parking Requirements 


1966 1971 1976 1981 1986 
Cumulative Additional 
Parking Space Require- 
ments (No. of spaces) 20437 3.763 “4-457 5.659 7,297 


lt is noted that the Halifax/Dartmouth ferry, which has shown passenger in- 
creases in every month during the past sixteen months and carried a total 
of 1,171,264 passengers during 1964 (an increase of 33,000 over the previous 
year), does not have modern and attractive terminal facilities. Moreover, 
the public transit system (including intercity and suburban bus lines) does 
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not have terminal facilities in the Halifax CBD. While improvement of pub- 
lic transportation facilities cannot be expected to have a major impact on 
the volume of automobile traffic, consideration should be given to providing 
more attractive and convenient public transportation facilities within the 
Halifax CBD in order to encourage increased pedestrian traffic and to reduce 
to some degree the apparent Halifax CBD parking space requirements. Having 
regard to the probable population growth on the Dartmouth side of the harbour, 
a substantial improvement in Halifax/Dartmouth ferry facilities warrants 
special attention, particularly since the terminal facilities are conveni- 
ently located in the heart of the Halifax CBD. 
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APPENDIX A 


RETAIL CUSTOMER SURVEYS 
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TABLE A-] 
HALIFAX CONSUMER SURVEY 
''Pardon me, we are conducting a survey for The City of Halifax to learn 
more about peoples' shopping habits. Would you mind answering a few 


questions?'! 


I. What method of transportation do you usually use when coming to the 
Halifax Shopping Centre? Car Bus Other 


2. Are you a resident of metropolitan Halifax? 
Yes / / a, What part of the Metropolitan area do you live in? 


b. What are the street names of the intersection nearest 
your home? 


No / / a, What is the name of the place where you live? 


3. How often do you visit the Halifax Shopping Centre? 
Wa Daily 
/_/ Once a week or more 
/_/ Twice a month or more 
/_/ Once a month 
//  \nfrequently 
/ Never before 
4, What type of stores do you usually make purchases at? 


// Convenience (grocery, drugs, variety) 


= 


/ Comparison (department stores, specialty, fashion) 


5. Do you also shop in downtown Halifax? 
6. How often? 


7. What type of stores do you usually make purchases at in the downtown 
area? 


(bak Convenience 


/_/ Comparison 
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APPENDIX _A 


RETAIL CUSTOMER SURVEYS 


During March of 1965, Canadian Urban Economics Limited arranged for 
concurrent customer surveys to be conducted at the Halifax Shopping 
Centre and at selected retail stores on Barrington Street in the 
Halifax CBD. The surveys were taken on three consecutive days end- 
ing on a Saturday and were intended primarily to provide a general 
Indication of the point of origin of customers, 


Hal if ax Shopping Centre 


The Halifax Shopping Centre customer survey was conducted by four 
Students from Dalhousie University who were thoroughly briefed and 
supervised by a member of this office. The form of the questionnaire 
used in this survey is shown in Table A-1l opposite. On each of the 
three consecutive days on which the Halifax Shopping Centre customer 
Survey was conducted, 100 questionnaires were comple“ed to provide for 
a total survey of 300 customers. Of the 300 questionnaires completed, 
15 were not usable for analytical purposes owing either to the fact 
that all questions had not been answered or that the customer's point 
of origin could not be traced. 


The following tables present a summary of the information taken from 
the 285 completed questionnaires. 
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POINT OF ORIGIN 


Number Percent 
Within Halifax CMA 257 90.0% 
Outside Halifax CMA 226 10.0% 
285 100.0% 
Within Halifax CMA 
City of Dartmouth 25 9:74 
Shearwater l 0.4 
Bedford-Waver ly 14 Se 
City of Halifax 17] 66.5 
Western Suburbs (Rockingham, Armdale, etc.) 46 liec 
25 7 100. Or 
Within City of Halifax 
Area "A" (North of Chebucto Road and North . 35 55.5% 
Street) 
Area ''B'' (Bounded by North Street to the 
North, Robie Street to the West, and by 
South Street to the South) 8 4.7 


Area ''C'' (Bounded by Chebucto and North 
Streets in the North, Robie Street in 
the East, and South Street in the South) 56 32.8 

12 


Area ''D'' (South of South Street) les (ee 
171 100,07 
HALIFAX. SHOPPING CENTRE 
ANCILLARY INFORMATION 
Method of Transportation 
Car 175 68.1% 
Bus 55 21.4 
Other B27. 10.5 
257 100.07 
Visits to Halifax Shopping Centre 
Daily 19 74% 
Once a Week or More 175 68.1 
Twice a Month or More 4] 16.0 
Once a Month 14 5.4 
Infrequently 7 Zag 
Never Before welt 0.4 
257 100, 0%: 
Type of Stores at Which Purchases Made 
Convenience 90 S2e7 48 
Comparison 185 67.3 
275% 100.0% 


* Does not add to sample size as some interviewees make purchases of both 
kinds. 


‘sk May not add due to rounding. (A-2) 


CITY OF HALIFAX 
ANCILLARY INFORMATION 


Number Percent 
Also Shop _in Downtown Hal ifax 
Yes 162 63.0% 
No 5: S/O 
257 100.0% 
Frequently 4] 16.0% 
infrequently 12] 47.0 
Never Bos. 37.0 
257 100.0% 
Type of Stores at Which Purchases Made 
Convenience 26 16.0% 
Comparison 136 84.0 
162% 100.0% 


Does not add to sample size as some interviewees make purchases of both 
kinds. 
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TABLE B= 
DOWNTOWN CONSUMER SURVEY 
"We are conducting a survey for the City of Halifax to learn more about 

peoples! shopping habits. Would you mind answering a few questions?'' 

1. Are you a resident of metropolitan Halifax? 
(Yes) a) nat part of the metropolitan area do you live 
b) UiistrSrenthe We ctee ei anee sacar nen EerecCeon 

nearest your home? 
(No) a) What is the name of the place where you live? 

2. What method of transportation do you usually use to get downtown? 


(i.e. bus, car, pedestrian). 


3. Do you work in the downtown area? 


re i repaeee 
Place of Residence Transportation Downtown _ 


Flint & Adelaide - Fairview bus yes 
Connaught & Cork - Halifax 


(A-3) 


The Downtown Customer Survey 


The retail facilities on Barrington Street are considerably less concentrated 
then those of the Halifax Shopping Centre. Moreover, it is difficult to 
identify the major retail customer traffic generators within the downtown 
area, Under the circumstances, it was decided that the downtown customer 
survey would be more effective if conducted by the downtown retail merchants 
themselves than if conducted by a limited number of interviewers stationed 

at sidewalk locations along Barrington Street. 


The feasibility of conducting a downtown customer survey was discussed indi- 
vidually with the majority of the retail merchants on Barrington Street and 
the reaction from the merchants was generally enthusiastic. 


The form of the questionnaire used in the downtown customer survey is shown 
in Table B-] opposite. In order to ensure the success of the survey as far 
as possible, it was decided to limit the questionnaire to three simple ques- 
tions: 


beisCustomer Spoint of: origin. 
2. Method of transportation to the downtown. 
3. Whether the customer worked in the downtown area. 


The questionnaire was distributed to twenty merchants who had agreed to con- 
duct the survey, and each was requested to interview five customers at ran- 
dom on each of the three consecutive days (during which the survey was to 
run concurrently with the customer survey being conducted at the Halifax 
Shopping Centre) in order to obtain a total survey of 300 customers. 


Five of the downtown merchants (25% of the total group who had agreed to con- 
duct the survey) returned blank questionnaire forms when the completed survey 
forms were picked up; and only 12 of the merchants (60% of the total group) 
completed the survey in every detail. Under the circumstances, the sample 
survey of downtown customers was reduced from 300 to 179. The following 
tables present a summary of the information taken from the completed ques- 
tionnaires. 
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POINT OF ORIGIN 


Number Percent 
Within Halifax CMA 159 88.8% 
Outside Halifax CMA 20) ie 
179 100.0% 
Within Halifax CMA 
City of Dartmouth 8 5.0% 
Eastern Passage | 0.6 
Bedford-Waver ly 4 225 
City of Halifax 129 81.1 
Western Suburbs (Rockingham, Armdale, etc.) wiTs 10.7 
159 1OORO7-5 
Within City of Halifax 
Area ''A"' (North of Chebucto Road and North 
Street) 43 Sees 


Area ''B'' (Bounded by North Street to the 

North, Robie Street to the West, and by 

South Street to the South) 24 18.6 
Area ''C'' (Bounded by Chebucto and North 

Streets in the North, Robie Street in 


the East, and South Street in the South) 32 24.8 
Area ''D'' (South of South Street) 30 2353 
129 100.0% 


ANCILLARY INFORMATION 


Method of Transportation 


Car 50 31.4% 

Bus 94 59.1 

Walk 14 8.8 

Other ous 0.6 
15 100. 0%* 

Place of Employment 

Downtown Halifax 94 52.5% 

Elsewhere poo 47.5 
179 100.0% 


* Percentage totals may not add due to rounding. 
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APPENDIX B 


SUPPLEMENTARY TABLES 


1961 LABOUR FORCE - MANUFACTURING 
HALIFAX AS A % OF LARGE AREAS 


Halifax City Halifax CMA Halifax CMA Halifax CMA 


As a % of As a % of As a &% of As a % of 
Halifax CMA* Nova Scotia Atlantic Canada 
Provinces 

Manufacturing Lg .5% 21.9% 9.6% 0.5% 
Food & Beverages 66.4% 23.0% 9.3% 1.1% 
Tobacco Products - 25.0 5.0 * 
Rubber Industries 60.0 20.0 11.4 Ol 
Leather Industries Bases 3.0 0.6 ws 
Textile Industries 47.1 5.5 ag 0.11 
<nitting Mills “ 0.) 0.1 * 
Clothing Industries 60.6 26.8 13.6 0.) 
Wood Industries 46 .3 320 bez 0.1 
Furniture & Fixtures 46 .2 9.7 6.0 0.1 
Paper & Allied Industries 65.3 6.7 Vea 0.1 
Printing & Publishing 59.3 47.5 23.6 1.0 
?rimary Metals 315 0.6 0.5 . 
fae Fabricating 45.0 15.8 7.9 0.3 
achinery 61.8 10.8 6.5 | 
Transportation Equipment sel 43.7 25,0 1.6 
-lectrical Products 33.3 78.4 43,] 0.5 
Nonmetallic Mineral Products 50.6 30.7 he3 0.5 
>etroleum & Coal Products 15.7 92.6 46.6 2.9 
Shemical & Chemical Products 62.7 Gow! 15.3 0.3 
fiscel laneous 65.0 53.2 1755 0,3 


_ Census metropolitan area. 
OURCE: 1961 Census of Canada, Volume II1, Part II. 
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1961 LABOUR FORCE % COMPOSITION - MANUFACTURING 


Halifax Hal i fax Nova Atlantic 
City CMA** Scotia Provinces Canada 
0% 100.0% 
pod & Beverages 43.8% SWF 31.2% 33.8% 5 6% 
Dbacco Products - * * * 0.6 
ubber Industries O72 0.1 0.1 07! Is 5: 
eather Industries * * 0.3 0.6 2.4 
bxtile Industries 0.4 0.5 1.8 1.6 an 
itting Mills - % 2.8 13 1.4 
Seeing Industries 1.8 ha V2 1.0 G25 
dod Industries 1.5 1.6 136 IME el 7 <0 
lrniture & Fixture Of5 0.5 1x2 0.8 Zao 
per & Allied Industries 252 7 5.4 14.0 132 
IF inting & Publishing 13.5 L533 bed 4.6 4.0 
rimary Metals 2 0.3 11.6 5.4 6.4 
etal Fabricating 3.6 4.0 526 4.9 7.4 
achinery 0.6 O25 0.9 Oc] sels 
“anspor tation Equipment 1on2 25.1 12.6 9.7 8.4 
ectrical Products 3.7 5.5 1.5 1e2 6.0 
nmetallic Mineral Products 3.4 3.3 2.4 2.8 3.4 
2troleum & Coal Products 2A 6.7 1.6 1.4 a2 
aemical & Chemical Products 3.4 reg 1.9 es) 49 
i scel laneous 226 Ze 0.9 ae! 3.6 
_ Census metropolitan area. 
IURCE: 1961 Census of Canada, Volume III, Part II. 
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1961 LABOUR FORCE - MANUFACTURING 


Halifax Hal i fax Nova Atlantic 
City CMA* Scotia Provinces Canada 
anufacturing 3,699 7,472 34,081 1Te7 4 1,404, 865 
ood & Beverages 1,622 2,442 10,626 26 , 280 219,185 
obacco Products - I k 20 8, 833 
ubber Industries 6 10 50 88 18, 844 
eather Industries l 3 Se 474 335106 
extile Industries 16 34 616 1,278 62,252 
ritting Mills : 963 1032 19, 746 
lothing Industries 66 109 407 799 91,928 
ood Industries 56 121 L032 10,208 98, 871 
iurniture & Fixture 18 39 40] 647 35,696 
aper & Allied Industries 8] 124 1,839 10,875 101,640 
rinting & Publishing 500 843 1,776 3,578 84,265 
rimary Metals 7 22 3,963 229 90,156 
etal Fabricating 135 300 1,901 3,792 lOspat6 
achinery 21 34 314 527 hg , 821 
ranspor tation Equipment 601 1,875 4,292 7,507 118,021 
lectrical Products 136 Log 522 948 84,924 
onmetallic Mineral Products 125 247 804 2,193 47,019 
stroleum & Coal Products 78 497 537 1,067 16,959 
nemical & Chemical Products 126 201 634 e315 69,510 
iscellaneous 104 160 301 914 50,813 
Census metropolitan area. 
URCE: 1961 Census of Canada, Volume III, Part II. 
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APARTMENTS AS A PERCENTAGE OF TOTAL 


1958 

yegis 
16.1% 
30.9% 
21.0% 
24.1% 
72.6% 

0.8% 
52.7% 


1959 
11.9% 
17.7% 
19.7% 
38.4% 
37.9% 
63.3% 
1.5% 
55.7% 
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1960 
21.1% 
18.2% 
38.4% 
55.4%, 
bls 0% 
57.9% 

2.4%, 
60.9% 


1961 
26 0% 
33.8% 
30.5% 
37.8% 


1962 
39.3% 
33.4% 
48 . 4% 
Lbs 0% 
Silage 
47 0% 


53.6% 
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1963 
39.1% 
37.4% 
65.2% 
6 .1% 
47 0% 
68.3% 

1.9% 
55 .%, 
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